ONE HORSE ESTATES
79.LOT MAJOR SUBDIVISION AND TWO VARIANCE REQUESTS

STAFF REPORT FOR PLANNING BOARD

CASE PLANNER: Tristan Riddell™ \*

REVIEWED/ .

APPROVED BY: Renee VVan Hoven ‘U\)

PUBLIC HEARINGS/

MEETINGS: RCPB Plat Evaluation: October 18, 2006

: RCPB Public Hearing: November 1, 2006

Deadline for PB recommendation to BCC: December 6, 2006
BCC Public Meeting: 9:00a.m. January 11, 2006
Deadline for BCC action (60 working days): February 1, 2007

APPLICANT/OWNER: One Horse Acres, LLC

N.W. 330 Martin Lane
Florence, MT 59833

REPRESENTATIVE: Terry Nelson, Applebury Survey, {406) 261-3267

LOCATION OF REQUEST: The propérty is located south of Florence off U.S. Highway 93.
(See Map 1)
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Map 1: Location Map
{Source Data: Ravalli County Planning Department)
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LEGAL DESCRIPTION
OF PROPERTY:

APPLICATION
INFORMATION:

LEGAL NOTIFICATION:

DEVELOPMENT
PATTERN:

Parcels 1 and 2 of Certificate of Survey 2441 and Lots 2A and 2B AP
479226 located in a portion of the SW¥4 of Section 14, and the SE%
of Section 15, T10N, R19W, P.M.M., Ravalli County, Montana.

The subdivision application was determined complete on October 11,
2006. Agencies were notified of the subdivision and comments
received by the Planning Department not included in the application
packet are Exhibits A-1 and A-8 of the staff report.

A legal advertisement was published in the Ravalli Republic on
Tuesday, October 17, 2006. Notice of the project was posted on the
property and adjacent property owners were notified by certified mail
postmarked October 12, 2006

Subject property  Agriculture

North Residential
South Residential
East Residential
West Agriculiure
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RAVALLI COUNTY PLANNING BOARD
NOVEMBER 1, 2006

ONE HORSE ESTATES
79-LOT MAJOR SUBDIVISION AND TWO VARIANCE REQUESTS

RECOMMENDED MOTIONS

1.

That the variance request from Section 3-2-21 of the Ravalli County Subdivision Regulations 10
allow the developer to complete the project in 5 phases over 10 years with a phasing plan
instead of two phases to be completed within four years, be approved, based on the findings
of fact and conclusions of law in the staff report and subject to the conditions in the staff report.

That the variance request from Section 5-8-1 (f) of the Ravalli County Subdivision Regulations
to a allow the developer to make alterations to a natural drainage, be denied, based primarily
on the comments from the U.S. Army Corps of Engineers regarding the wetlands.

That the One Horse Estates Major Subdivision, be denied, based primarily on the potential
negative impacts to the natural environment regarding the comment from the U.S. Army Corps
of Engineers regarding the wetlands and also the potential negative impacts to local services
and the natural environment based on the recommendation from the Department of Natural
Resources and Conservation for a public water system.

(Staff Note: The applicant is currently working with the U.S. Army Corps of Engineers to resolve
the issues in regards to potential jurisdictional wetlands.)

MITIGATING CONDITIONS OF APPROVAL FOR VARIANCE 1

1.

The proposed phasing plan shall be accepted and any changes to the order and dates of filing
shall be submitted as a revised phasing plan(s) o the Board of County Commissioners for
review and approval prior to the final plat approval of each phase. (Variance #1)

Easements for drainage and infrastructure necessary for each phase shall be provided for on
the final plat of each phase. Infrastructure necessary for each phase shall be completed prior
to filing each phase even if it is not scheduled to be finished until a future phase. The applicant
shall also construct temporary turnarounds with a turning radius of 50 feet and a compacted all
weather travel surface that can accommodate emergency services vehicles for the internal
roads prior to the final plat approval for each phase, unless a permanent cul-de-sac or through-
road is constructed. (Variance #1)
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SUBDIVISION REPORT

COMPLIANCE WITH PRIMARY SUBDIVISION REVIEW CRITERIA

CRITERION 1; EFFECTS ON AGRICULTURE

Findings of Fact:

1. The proposed major subdivision on 62.69 acres will result in 79 lots that range in size from

20,200 square feet to 7.13 acres. The property is located approximately 1 mile south of the

community of Florence off U.S. Highway 93.

According to the application, the property has been used for agriculture in the past.

According to Appendix K of the Ravalli County Subdivision Regulations, there are no Prime

Farmland Soils or Farmland of Statewide Importance associated with this property.

4. The property is located in an area of mixed residential and agricultural uses. To mitigate ‘
impacts on agriculture, a notification of proximity to agricultural operations could be included in
the Notifications Document filed with the first phase. '

SJN

Conclusions of Law:.

1. With the mitigating condition, impacts of this subdivision on surrounding agricultural practices
could be minimized. _ -

2 The creation of these lots will not take Prime Farmiand or Farmland of Statewide Importance
out of preduction. -

3. The property is located in close proximity to the community of Fiorence in a transitional area
between higher density town lots and agricultural land. This transitional area has a mixture of
uses including large lot residential, commercial, and agricultural, Loss of agricultural land in
this location may help to protect agricuttural land further out from existing towns by providing
development similar to the surrounding density.

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES

Findings of Fact:

1. There are no water rights associated with this property.

2. According to the USGS Topographic Map and 2004 Aerial Photographs, there is a natural
drainage feature that flows from the west of the property and across the northern portion of the
property through Lots 14, 15, 24, 25, 69, 70 and the park.

3. The portion of the natural drainage traversing the property currently functions as a ditch. Ina
letter dated September 29, 2006 (Exhibit A-5), the Bitterroot Conservation Supervisor states
that he considers the drainage feature a ditch. The applicant has water rights associated with
another property downstream of the proposed subdivision. In order to maintain the ditch, the
applicant is proposing to pipe the ditch the length of the subject property. According to the
applicant there are no downstream users.

4. Section 5-8-1(f) states that natural drainage ways shall be preserved. The applicant is
requesting a variance from this section to allow for the piping of the ditch and staff is
recommending denial based on comments from the Army Corps of Engineers (Exhibit A-6).
There is wetland vegetation associated with the ditch and natural drainage. It is not known if
the wetlands are jurisdictional under the Clean Water Act or not. (Variance #2).

Conclusion of Law:
While piping the ditch may positively impact agricuttural water user facilities, Planning Staff
cannot approve the removal of wetlands that could be jurisdictional without evidence that the
wellands are not jurisdictional or a 404 permit from the U.S. Army Corps of Engineers.
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CRITERION 3: EFFECTS ON LOCAL SERVICES

Findings of Fact:

1.
2.

10.

t1.

12.

13.
14.

U.S. Highway 93 is a State-maintained road that meets County Standards. _

The internal road system is proposed to meet County Standards. An engineer’s certification
that the roads meet County Standards is a requirement of the final plat approval of each
phase. The Road and Bridge Department has approved the preliminary road plans. (Exhibit A~
1)

To mitigate impacts on local services and ensure public access, all easements for internal
roads would need to be labeled as public road and utility easements on the final plat.

A Road Maintenance Agreement (RMA) for all the internal roads has been included in the
application packet. Since Cowboy Court will only serve the lots in Phase |, a separate RMA for
Cowboy Court and the lots in Phase | would need to be filed with the final plat for Phase I. A
RMA for the remaining roads within the subdivision (Buckaroo Boulevard, Horseback Tralil,
Horseshoe Road, Bronco Court, Lariat Loop South, Lariat Loop North, and Palomino Drive)
could be filed with the final plat of Phase |l. To mitigate impacts on local services and public
health and safety, a notification of the road maintenance agreements could be included in the
Notifications Document filed with the final plat.

Final road plans and grading and drainage plans approved by the Road and Bridge
Department, road certifications certified by a professional engineer for the internal roads, and a
copy of the General Discharge Permit for Stormwater associated with construction activity from
MDEQ (if applicable) would be required prior to final plat approval. All infrastructure
improvements are required to be completed prior to the final plat approval for each phase.

To mitigate impacts on local services, the applicant could submit road name petitions approved
by the County GIS department for the internal subdivision roads prior to final plat approval. To
further mitigate impacts on local services, a stop sign and road name sign could be installed at
the intersections of all internal roads prior fo final plat approval for each phase.

To mitigate impacts on local services, the subdivider could place a “no ingress/egress”
restriction along the U.S. Highway 93 frontage of the subdivision on the final plat. A
notification of limifation of access onto a State road could also be included in the Notifications
Document.

The subdivision is required fo provide 3.85 acres of parkland. The proposed parkiand
dedication is 5.44 acres. . The park would be maintained by the One Horse Estates
Homeowners’ Association. To mitigate impacts on local services, the Homeowners’
Association documents could include language stating that the association is responsible for
the maintenance of the park, pathways to the park, and the community wastewater freatment
facilities located within the park. '

To mitigate potential impacts of this subdivision on any possible future public water, sewer
system, or improvements to the road system, an RSID/SID waiver filed with the final plat could
address these services/facilities.

Individual wells and wastewater treatment systems are proposed for lots within Phase 1 and
Lots 14 and 15 of Phase 3 of this subdivision. The remaining lots will utilize individual wells and
a community septic system located within the park.

in a letter dated October 26, 2006 (Exhibit A-7), Bill Schultz of the Department of Natural
Resources and Conservation made a recommendation that the proposed subdivision install a
community water system based on the density and number of lots in the proposal. The
applicant has not had the opportunity to address this issue.

The applicant submitted plans drawings, and specifications for the community wastewater
system. (Effects on Natural Environment)

Bitterroot Disposal provides service to this site.

The Florence-Carlton School District was notified of the subdivision proposal. In a letter dated
October 23, 2006 (Exhibit A-2), the School District requested a contribution of $10,418 per lot.
The developer is proposing to contribute a voluntary donation to the school district in the
amount of $250 per lot. To mitigate impacts on local services, the developer could provide
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evidence that a per Iot contribution has been made to the School District for each phase prior
to the final plat approval of each phase.

15. The subdivision is located within the Florence Rural Fire District. The Florence Rural Fire District
has provided comments on previous subdivision proposals indicating they have adopted a policy
which addresses access, posting of addresses, and water supply requirements (Exhibit A-3).
To mitigate impacts on local services, conditions of approval could meet the recommendations
of the Florence Rural Fire District.

16. To mitigate the impacts of this subdivision on local services and public health and safety, the
subdivider could apply for County-issued addresses for each lot within this subdivision. A
provision could be included in the protective covenants requiring property owners to post
County-issued addresses at their driveways to enhance provision of emergency services.

17. The Ravalli County Sheriff's Office provides law enforcement services to this area.

18. Public Services are adequate to serve this subdivision. '

Conclusions of Law:

1. With mitigating conditions of approval and requirements of final plat approval, some of the
impacts of the subdivision on local services could be minimized.

2 DNRC has recommended that the applicant install a public water system and the applicant has
not had the opportunity to address this issue.

CRITERION 4: EFFECTS ON THE NATURAL ENVIRONMENT

Findings of Fact: :

1. The property is located approximately 150 feet south of One Horse Creek, which drains an
area less than 15 square miles and does not require a floodplain analysis. One Horse Creek
Road separates One Horse Creek from the property. To mitigate impacts on the natural
environment, a notification regarding the proximity of One Horse Creek could be included in
the Notifications Document. _

2. The preliminary plat shows Lot 79 to have potential wetlands on the property. To mitigate
impacts.on the natural environment, this riparian area could be identified as a no
build/alteration zone on the final plat, as shown on the preliminary plat. To further mitigate
impacts on the natural environment, notification of the no-build/alteration zone could be
included in the Notifications Document. '

2. According to the USGS Topographic Map and 2004 Aerial Photographs, there is a natural
drainage feature that flows from the west of the property and across the northern portion of the
property. There is wetland vegetation associated with the ditch and natural drainage, but it is
not known if the wetlands are jurisdictional under the Clean Water Act or not.

3. The portion of the natural drainage traversing the property currently functions as a ditch. Ina
letter dated September 29, 2006 (Exhibit A-5), the Bitterroot Conservation Supervisor states
that he considers the drainage feature a ditch. The applicant has water rights associated with
another property downstream of the proposed subdivision. In order to maintain the ditch, the
applicant is proposing to pipe the ditch the length of the subject property.

4, Section 5-8-1(f) states that natural drainage ways shall be preserved. The applicant is
requesting a variance from this section, and based on comments from the U.S. Army Corps of
Engineers (USACE), staff is recommending denial. (Variance #2)

5. In an email dated October 26, 2006 (Exhibit A-6), Allan Steinle of the USACE stated that there

" appears io be potential jurisdictional waters on the subject property. The email noted that the
USACE recommends that the developer hire a consultant to delineate any potential wetlands
associated with the subject property. Any jurisdictional waters would require permits prior to
any alteration and there is a potential that permits may not be granted.

6. Individual wells and wastewater treatment systems are proposed fo serve all lots in Phase 1
and Lots 14 and 15 of Phase 1. The remaining lots will have individual wells and be
connected to a community wastewater treatment system. Adequate information has been
provided to the Environmental Health Department for local subdivision review to occur. (Exhibit
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10.

A-4) DEQ will review the public wastewaier treatment system and individuai systems and a
Certificate of Subdivision Plat Approval from DEQ for each phase is a requirement of final plat
approval for each phase. Each phase will be required to meet the most current standards for
DEQ approval.

The community sewer system is required to be installed prior to final plat approval of Phase |l
as part of the infrastructure requirements for this subdivision. The final ptat application packet
wotld be required to include certification by a professional engineer, for the community
wastewater treatment system, as required by the Subdivision Regulations.

In a letter dated October 26, 20086 (Exhibit A-7), Bill Schultz of the Department of Natural
Resources and Conservation made a recommendation that the proposed subdivision install a
community water system based on the density and number of lots in the proposal. The
applicant has not had the opportunity to address this new comment as of the date the staff
report was issued.

To mitigate air pollution resulting from home heating emissions, the protective covenants filed
with the final plat could state that the primary heat source for any newly constructed residences
must be at least 75% efficient.

A noxious weed and vegetation control plan is required to be filed with the final plat of each
phase for ground disturbance associated with a subdivision. According to MCA 7-22-2152, any
person proposing a development that needs state or local approval and that resulis in the
potential for noxious weed infestation within a weed district, shall notify the weed board at least
15 days prior fo activity. Consequently, 15 days prior to activities requiring a revegetation plan,
such as road construction, the plan shall be submitted to the weed board for approval from the
board. To mitigate impacts on the natural environment, a noxious weed control provision could
be included in the protective covenants filed with the final plat for this subdivision.

Conclusions of Law:

1.

Based on commentis received from the USACE regarding the potential presence of
jurisdictional waters, this subdivision has the potential to cause negative impacts on the natural
environment.

2. DNRC is recommending a public water system and the applicant has not had the opportunity to

address the issue.

CRITERION 5: EFFECTS ON WILDLIFE AND WILDLIFE HABITAT

Findings of Fact:

1.

2.

3.

The property is not located within the FWP-identified big game winter range and no species of
special concern have been identified in the vicinity of the subdivision.

The property is located 150 feet south of One Horse Creek, there are wetlands on Lot 79, and
a natural drainage traverses the northern portion of the property with associated wetlands.
The USACE has provided comments indicating that the naturat drainage may potentially be
jurisdictional waters. The USACE has recommended thai the developer hire a consultant to
complete a wetlands delineation. If the wetlands are shown to be jurisdictional, the developer
would be required to obtain permits in accordance with the Clean Water Act prior to any
alterations. It can not be assumed that, if required, permits will be granted. Any alteration
associated with the natural drainage feature has the potential to nagatively affect wildlife and
wildlife habitat.

FWP has not specifically commented on this subdivision, but has recommended living with
wildlife provisions for other subdivisions in the area. To mitigate impacts on wildlife, the
applicant could include these provisions in the covenants.

Conclusion of Law:

Based on the presence of a natural dramage feature and comments received from the USACE
regarding the potential presence of jurisdictional waters, this subdivision has the potential to have
negative impacts on wildlife and wildiife habitat.
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CRITERION 6: EEFECTS ON PUBLIC HEALTH AND SAFETY

Findings of Fact: , :

1.

2.

10.

11.

12.

The conditions that address the Fire District's recommendations could mitigate impacts on
local services and public health and safety.

The preliminary plat shows Lot 79 to have potential wetlands on the property. To mitigate
impacts on public health and safety, this riparian area could be identified as a no
build/alteration zone on the final plat, as shown on the preliminary plat. To further mitigate
impacts on public health and safety, notification of the no-build/alteration zone could be
included in the Notifications Document. '

The subdivision currently has a right-of-way agreement with the Montana Department of
Transportation (MDT) allowing three accesses onto U.S. Highway 93. (Application) In a letter
dated October 20, 2006 (Exhibit A-8) MDT states that new approach permits will be issued for
the proposed use of the subdivision. The subdivider would provide approved approach permits
from MDT as a requirement of final plat approval. Access to this subdivision will be adequate
for public heaith and safety.

To mitigate impacts on the road system and public safety, the applicant could instal} stop signs
at the intersections of the internal roads. '
To mitigate impacts on public health and safety, the subdivider could place a "nho
ingress/egress” restriction along the U.S. Highway 93 frontage of the subdivision on the final
plat. A notification of limitation of access onto a State road would be included in the
Notifications Document. :

There is the potential for more than one phase to be filed each year over the next ten years
and turnarounds or through-roads wili not necessarily be available for emergency vehicles until
build-out. To mitigate impacts on public health and safety, temporary turnarocunds with a
turning radius of 50 feet and a compacted all weather travel surface that can accommodate
emergency services vehicles could be constructed for internal roads with each phase, when
necessary, to ensure emergency vehicles can easily access the subdivision. (Variance #1)
The preliminary plat and soils map indicate that portions of this subdivision may have soils
rated as severe for building and road construction. To educate property owners and to mitigate
potential impacts of this subdivision on public health and safety, a notification of the potential
for severe soils could be included in the Notifications Document filed with the final plat of the
first phase.

Lots created in Phase | and Lots 14 and 15 of Phase ill would be served by individual welis
and wastewater treatment systems. The remaining lots would have individual wells and be
connected to community wastewater treatment facilities. (Natural Environment) _

To mitigate potential impacts of this subdivision on any possible future public water, sewer
system, or improvements to the road system, an RSID/SID waiver filed with the final plat would
address these services/facilities. ' :
To mitigate the general impacts of this subdivision on public health and safety, the subdivider
could apply for County-issued addresses for each lot within this subdivision. A provision could
also be included in the protective covenants requiring property owners to post County-tssued
addresses at their driveways to enhance provision of emergency services.

To mitigate the impacts of light pollution stemming from new construction, the protective
covenants could include a provision requiring full cut-off lighting with the exception of flag
poles.

There is a prevalence of radon in the County and to mitigate impacts on public health and
safety, the covenants for this property could include a statement regarding radon exposure.

Conclusion of Law:

Mitigating conditions and requirements of final plat approval could address potential impacts of
this subdivision on public health and safety.
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COMPLIANCE WITH:

1) THE SURVEY REQUIREMENTS PROVIDED FOR IN PART 4 OF M.C.A. 76-3.

Finding of Fact: _
The Seal of a Professional Land Surveyor or Engineer is required on all final plats, which
stafes that the subdivision complies with part 4 of M.C.A. 76-3.

Conclusion of Law:

This proposal meets the survey requirements, or conditions have been required to bring the
proposal into compliance.

2) THE LOCAL SUBDIVISION REGULATIONS PROVIDED FOR IN PART 5 OF M.C.A. 76-3.
Finding of Fact:

Subdivisions are required to comply with the local subdivision regulations provided for in part 5
of M.C.A. 76-3.

Conclusion of Law:
The developer has submitted a plan which complies with the requirements of local subdivision
regulations or conditions have been required that will bring the plan into compliance.

3) THE LOCAL SUBDIVISION REVIEW PROCEDURE PROVIDED FOR IN THE RAVALLI COUNTY SUBDIVISION
REGULATIONS

Findings of Fact:

1. Subdivisions are required to comply with the local subdivision review procedure provided for in
the Ravalli County Subdivision Regulations. _

2. A decision of the governing body rejecting or approving a proposed subdivision may be
appealed to the district court within thirty (30) days of such decision. The petition shall specify
the grounds upon which the appeal is made. An appeal may be made by the subdivider; a
landowner with a property boundary contiguous to the proposed subdivision or a private
landowner with property within the unincorporated area of the county that can show a likelihood
of material injury to the landowner’s property or its value; a first class municipality if the ‘
subdivision is within three miles of its limits, a second class municipality if a subdivision is
within two miles of its limits, a third class municipality or town if the subdivision is within one
mile of its limits. An aggrieved party means a person who ¢an demonstrate a specific personal
and legal interest, as distinguished from a general interest, who has been or is likely to be
specially and injuriously affected by the decision.

Conclusion of Law:
This development plan proposal has followed the necessary application procedure and has

been reviewed within the procedures provided in Chapter 3 of the Ravalli County Subdivision
Regulaticons. S :

CONSISTENCY WITH EXISTING ZONING AND COVENANTS

Findings of Fact:

1. The application states the property is not located within a zoning district.

2. There are existing covenants on the property. (Application) The existing covenants are
proposed to be amended, so that four lots in Phase | may be used for commercial purposes.

The proposed covenants were submitted at the plat evaluation on October 18, 2006. (Exhibit
A-5)
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Conclusion of Law:
Zoning does not apply to this property and with the new covenants, the proposal will be in
compliance with the covenants. :

PROVISION OF EASEMENTS FOR UTILITIES

Findings of Fact:

1. The plat indicates utility easements are located along and within the easement/right-of-way of
U.S. Highway 93. Utility easements are proposed to be extended along each internal
subdivision road.

2. According to the application, the proposed subdivision will be served by Northwester Energy
and Qwest Telephone. ,

3. Utility easements are required to be shown on the final plat.

Conclusion of Law:
~ Utility services are available to the subdivision.

PROVISION OF LEGAL AND PHYSICAL ACCESS

Finding of Fact:
Physical and legal access for this subdivision is proposed via U.S. Highway 93. The lots will
access off internal roads. (Local Services) :

Conclusion of Law: :
With the conditions of approval and reguirements of final plat approval, the proposal meets
physical and legal access requirements.
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VARIANCE REPORT

VARIANCE REQUEST#1

The applicant has requested a variance from Section 3-2-21 of the Ravalli County Subdivision
Regulations to allow for the project to have five phases filed over a maximum period of ten years,
instead of a maximum of two phases over a period of four years as allowed in the Subdivision
Regulations.

Compliance with Review Criteria

A. The granting of the variance will not be substantially detrimental to the public health,

safety or general welfare or injurious to other adjoining properties.

Findings of Fact:

1. If One Horse Estates was submitted as five individual subdivisions over a period of ten years,
the cumulative impacts of the entire project on public health, safety and general welfare, and
adjoining land owners would be difficult to assess. With the proposed phasing plan, impacts to
the public from the entire project can be properly assessed and mitigated. To make it easier to
envision infrastructure improvements over ten years, staff has reformatted the conditions to be
for each phase.

2 Section 76-3-610 MCA allows for preliminary plat approval periods that are longer than the
standard one to three years, if they are subject to a written agreement between the governing
body and the subdivider. Subsection 2 also notes the governing body may not impose
additional conditions after preliminary plat approval if final plat approval is obtained within the
original or extended approval period. The applicant has submitted a phasing plan and to
mitigate impacts on public health and safety, any changes to the phasing plan shall be
approved by the Board of County Commissioners prior to final plat approval of each phase.
(Condition 1)

3. Regardless of whether the proposal comes through with an extended phasing plan or if the
subdivision was split into multiple subdivisions that are reviewed and approved over the same
period of time, DEQ and the County Environmental Health Department will review final plans
prior to issuing a Certificate of Approval for each phase and will ensure the most current
standards are applied.

4. Al internal subdivision roads will be constructed to meet both AASHTO and Ravalli County
standards for new road construction.

5. To ensure adequate infrastructure is in place and fo protect public health and safety, the
following conditions shall be imposed: phases shall be filed such that there are easements for
necessary infrastructure in place, all necessary infrastructure for a phase shall be completed
prior to filing the phase even if it is not scheduled to be finished until a future phase, and
temporary road turnarounds shall be installed as necessary for each phase. {Condition 2)

Conclusions of Law:

1. Impacts to public health, safety and general welfare and adjoining properties can be better
assessed for a planned subdivision in phases than for multiple individual subdivisions.

2. With the mitigating conditions of approval, impacts of granting the variance on public health,
safety and general welfare and on adjoining property owners have been addressed.

B. The conditions on which the request for a variance is based are unique to the property
on which the variance is sought and are not applicable generally to other property.
Findings of Fact
There are other large properties in the Bitterroot Valley that could support a similar type and
scale of development for which a long term phasing plan might be requested.
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Conclusion of Law:
The conditions upon which the variance is proposed are not unique to the property.

C. Physical conditions, such as topography or parcel shape, prevent the applicant from
“ meeting the strict letter of these regulations. These conditions shall not result from the
past actions of the iand’s current or previous owner(s).
Finding_of Fact:
Physical conditions of the property do not affect the phasing of the development.

Conclusion of Law:
This criterion does not apply.

D. The variance will not in any manner vary the provision of the zoning regulations or the

Growth Policy.

Findings of Fact:

1. The application states the property is not zoned and an approval of the variance will not vary
from the growth policy.

2. Relevant countywide provisions in the Ravalli County Growth Policy are outlined beiow.
Provisions of the Ravalli County Growth Policy are followed by an analysis (bulleted points) of
the variance request against these provisions.

Countywide Goal 4: Provide necessary infrastructure and public services to accommodate
population growth and new develepment without undue impacts on the quality, quantity and
cost of service to existing residents.

Countywide Policy 4.1: Encourage development that will minimize or avoid additional costs to

existing taxpayers.

Countywide Policy 4.2: Consider cumulative impacts of development.

« The applicant has requested a variance from the phasing limitations in the Subdivision
Regulations. Although it is difficult to determine whether all impacts of the subdivision on
the primary review criteria will have been mitigated ten years into the future, reviewing the
overall development plan for a long term phased subdivision allows the County to consider
the cumulative impacts of development as compared to limiting review to a series of
smaller subdivisions that would have to be reviewed individually. Mitigating conditions will
protect the public and future land owners from taking on the costs of this development.

Conclusions of Law:

1. Provisions in the zoning district standards do not apply.

2. With the mitigating conditions, provisions in the Growth Policy appear to suppart granting the
variance request,

E. The variance will not cause a substantial increase in public costs.

Findings of Fact:

1. Mitigating conditions will prevent impacts of granting the variance on public costs. (Conditions
1and 2)

2. By reviewing the entire project in phases instead of five individual subdivisions, potential costs
to the public are easier to evaluate.

Conglusion of Law:

With the recommended conditions, impacts of granting the variance on public costs have been
addressed.
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VARIANCE REQUEST#2

The applicant has requested a variance from Section 5-8-1 {f) of the Ravalli County Subdivision
Regulations to allow the developer to pipe a natural drainage, rather than maintain the drainage in
its natural state.

Compliance with Review Criteria

A. The granting of the variance will not be substantially detrimental to the public health,

safety or general welfare or injurious to other adjoining properties.

Findings of Fact:

1. From the USGS Topographic Map, 2004 Aerial Photographs, and a site visit, there appears to
be a natural drainage that enters the subject property from the west and traverses through Lots
14 and 15 and along the northern boundary lines of Lots 24, 25, and the park.

2. In a letter dated September 20, 2006, the applicant stated that the “natural drainage” has been
altered and used as an irrigation ditch for roughly 57 years. The letter also states that 99% of
the water that flows through the ditch is generated through irrigation.

3. The portion of the natural drainage traversing the property currently functions as a ditch. In a
letter dated September 29, 2006 (Exhibit A-5), the Bitterroot Conservation Supervisor states
that he considers the drainage feature a ditch. The applicant has water rights associated with
another property downstream of the proposed subdivision. In order to maintain the ditch, the
applicant is proposing to pipe the ditch the length of the subject property.

4. There is wetland vegetation associated with the natural drainage and the ditch. It is not known
if the wetlands are jurisdictional under the Clean Water Act.

5. In an email dated October 26, 2006 (Exhibit A-6), Allan Steinle of the USACE stated that there
appears to be potential jurisdictional waters located on the subject property. The email noted
that the USACE would recommend that the developer hire a consultant to delineate any
potential wetlands associated with the subject property.

Conclusion of Law:
Based on comments received from the USACE, the granting of the variance could be injurious
to other adjoining property owners.

B. The conditions on which the request for a variance is based are unique to the property
on which the variance is sought and are not applicable generally fo other property.
Finding of Fact:
There are other properties in the Bitterroot Valley that have what are considered to be natural
drainages traversing them that may function as irrigation ditches.

Conclusion of Law:
The conditions upon which the variance is proposed are not unique to the property.

C. Physical conditions, such as topography or parcel shape, prevent the applicant from
meeting the strict letter of these regulations. These conditions shall not result from the
past actions of the land’s current or previous owner(s).
Finding of Fact:
There are no physical conditions preventing the applicant from designing a subdivision 1o
maintain the natural drainage.

Conclusion of Law:
Physical conditions do not prevent the applicant from meeting this section.

Page 13 of 14



D. The variance will not in any manner vary the provision of the zoning regulations or the

Growth Policy.

Findings of Fact:

1. The application states the property is not zoned and an approval of the variance will nat vary
from the growth policy.

2. Relevant countywide provisions in the Ravaili County Growth Policy are outlined below.
Provisions of the Ravalli County Growth Policy are followed by an analysis (bulleted points) of
the variance request against these provisions.

Countywide Goal 1B: Promote Private open land, ranch land, and recognition of agriculture

and forestry as valued land resources.

Countywide Policy 1.7: Encourage protection and improvement of existing agricultural water

supplies.

» The water that flows through the natural drainage is used on property to the east of U.S.
Highway 93. Piping the ditch will ensure that uncontaminated irrigation water makes it
through the development before it is used for irrigation purposes.

Countywide Goal 2: Protect Water Quality and Supply.

Countywide Policy 2.1: Encourage the collection and provision of information about the

status of groundwater and surface water quality and supply.

Countywide Policy 2.2: Develop and adopt incentives to encourage the protection and

enhancement of water quality and supply.

Countywide Policy 2.3: Encourage the protection of water quantity and quality, mcludlng the

mitigation of adverse cumulative impacts.

Countywide Policy 2.4: Encourage the continued operation of irrigation districts and systems

important to agriculture and other forms of groundwater recharge.

+ Wetlands are valuable for water quality. Itis not clear if the wetlands associated with the
ditch in the natural drainage are jurisdictional under the Clean Water Act or not.

Conclusions of Law:

1. Provisions in the zoning district standards do not apply.

2. Provisions in the Growth Policy related to agricultural water facilities appear to support granting
the variance request.

3. Provisions in the Growth Policy related to water quality do not appear to support the variance
request,

E. The variance will not cause a substantial increase in public costs.
Findings of Fact:
There are no known increased public costs associated with altering a natural drainage way.

Conclusion of Law:
Granting this variance will not substantially increase public costs.
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ROsD AND BRIDGE DEPARTMENT

244 FAIRGROUNDE ROAD RECEIVE &
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EXHIBIT A-1

DATE 04 OCTOBER 2006

TO RAVALLI COUNTY PLANNING DEPARTMENT

FROM DAVID H. OHNSTAD, COUNTY ROAD SUPERVISOR Q‘Y@_:g.& \ % DI

SUBJECT ONE HORSE ESTATES PRELIMINARY DESIGN REVIEW

Attached please find analysis and comment from the Ravalli County consulting
engineers relative to the preliminary design submittal for the proposed One
Horse Estates subdivision. The Road & Bridge Department will approve this
preliminary design, with the understanding and expectation that those issues
‘dentified in the consulting engineer’s memorandum of 29 September 2006 will
be addressed appropriately and completely through the final design process.
The project owner shall demonstrate that stormwater will be effectively
managed and will conform to the DEQ stormwater management regulations,

The attention of the Planning Department is directed to Item #4 under “storm
- drainage” and the attached copy of electronic communication of 07 September.

Attached also is copy of e-mail communication of 14 August 2006.

Question at times arises as to the time required to process these reviews. Should

improved cooperation of those submitting proposals at some time be realized,
the review and processing of those proposals would be expedited accordingly.
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/\Qf\ ENGINEERING
WG SURVEYING

M GROUP, INC. PLANNING
3021 Palmer « P,O. Box 16027 - Missoula, Montana 59808-6027 (408) 728-4611

FAX: (406) 728-2476
wgmgroup.com

DATE: September 29, 2006

TO: David Ohnstad, Ravalli County Road & Bridge Department
CcC: Ron Uemura, PE, RAM Engineering

FROM: Jeremy W. Keene, P.E.

RE: One Horse Estates Subdivision Preliminary Review Completion

On behalf of the Ravalli County Road and Bridge Department (RCRBD), we have
completed our preliminary review of the above referenced project. Adequate road,
grading, and drainage information has been submitted for the project, based on the
following understanding of our previous preliminary review comments.

Roadways
1-3.  Arequest for approach permits will be made to MDT upon approval of the

subdivision by the BOCC.

Storm Drainage
2and 5.  Additional overflow culverts will be added at the following iocations,
per drawings received from Applebury Suryey 9/29/06:

« Crossing Horseback Trail between Lot 8 and 20
+ Crossing Buckaroo Blvd between Lot 68 and 64
» Crossing Buckaroo Blvd between Lot 66 and 63

4. Site visit confirmed that the drainage way is fed by irrigation water, however
the USGS quad map shows the drainage as an intermittent stream. Ravalli
County will make a determination on whether this falls under the definition of a
“natural drainage". If it is determined to be a natural drainage, a variance
application will be considered.

If the RCRBD is in concurrence with our review, please forward this letter to the
Planning Office to be included with the full subdivision application.

A Preliminary Comment Memorandum was sent to the design engineer in accordance
with Step 6 on the RCRBD's “Schedule of Activities — Processing & Coordination of
Subdivision Projects” form. We are now sending this letter to your office in accordance
with Step 7 of the RCRBD's Schedule of Activities to complete our preliminary review of
the project. :

e NisnGls  Quh (s Hn



One Horse Estates Subdivision
September 29, 2006
Page 2 of 2

We have included a copy of the following with this letter:

1) Preliminary comment memorandum from WGM Group, dated July 18, 2006

2) Preliminary comment response memorandum from RAM Engineering, dated
July 31, 2006 ‘

3) Preliminary comment response memorandum from RAM Engineering, dated
August 15, 2006 o

4) WGM Group comment memorandum based on design engineer response,
dated September 11, 2006

5) RAM Engineering response {0 ond WEM Group memorandum, dated
September 20, 2006

6) Two memorandums from Applebury Survey, both incorrectly dated March 30,
2008

This review is based on the 2004 version of the AASHTO Geometric Design of
Highways and Streets, the 2001 version of the AASHTO Guidelines for Geometric
Design of Very Low-Volume Local Roads (ADT<400}, and the Ravalli County
Subdivision Regulations.

Review of the plans and reports are limited 10 general conformance with the Ravalli
County Subdivision Regulations in place at the fime the subdivision application was
submitted. This is not a complete or comprehensive review of the design assumptions
or conclusions of the design professional who submitted the plans and reports. A final
set of construction plans will need fo be submitted by the developer for review by the
RCRBD prior to beginning construction. .

Thank you for the opportunity to work with the Ravalli County Road Department. if you
have any questions, please contact our office.




ENGINEERING

WGV GROUP, INC, PLANNING

3027 Palmer « PO Box 16027 « Missoula, MT 5%808-6027 Phone: (406)728-4411
: Fox: (406)728-2476
WWw.wgmgroup.com

DATE: July 18, 2006

TO: Ron Uemura, PE, RAM Engineering

CC: David Ohnstad, Ravalli County Road & Bridge Department

FROM: Jeremy W. Keene, P.E.

RE: Revised - One Horse Estafes Subdivision Preliminary Review Comments

H

On behalf of the Ravalli County Road and Bridge Department (RCRBD), our office has
revised our original review of the prefiminary grading and drainage plans and reports
submitted by your office. Please disregard the preliminary review comments sent to your
office on July 5, 2006. This revised memorandum is part of Step 6 on the RCRBD's
“Schedule of Activities — Processing & Coordination of Subdivision Projects” form. This
review is based upon the Ravalli County subdivision regulations, the 2004 version of the
AASHTO Geometric Design of Highways and Streets and the 2001 version of the
AASHTO Guidelines for Geometric Design of Very LLow-Volume Local Roads (ADT<400).

Based on our review, we have the following comments.
Roadways

1. Two access points are proposed on Hwy 93 and one on Beck Lane. Please
provide copies of the approach permit for each access. We are deferring
any comments related to Hwy 93 access to the MDT.

2. The intersection of Buckaroo/Beck Lane is shown at a 45 degree angle and
approximately 100 feet from Hwy 93. AASHTO recommends right angles
wherever practical, and not less than 60 degrees (p. 388), and a 150-foot
minimum separation (p.727).

3. No information was provided for Beck Lane. Is.this a county road?

4. Names shown on Road Design Schedules do not match plans. Saddle Lane is
not shown on the plans.

5. It appears that 52 lots contribute traffic to Horseback Trail (lower section) for an
ADT of 416. Stopping sight distance and vertical curvature should be
designed according to p. 381 of the AASHTO Green Book for the 25 mph design
speed. ‘

8. List K-values for Crest and Sag vertical curves on the schedules.



One Horse Estates Subdivision
July 18, 2006
Page2of 2

9.

Intersection sight triangles should be according to p. 661 and 664 for stop
controlled intersections. (p. 46 of the Low Volume Guidelines is for uncontrolied
intersections).

Typical section shows 2:1 side slopes. Ravalli County Suybdivision Regulations
require a 4:1 side slope for a distance of 6' beyond the shoulder.

Cul-de-sac corner radii dimensions should be shown on the plans.

10.Signing plans are required for final plan review. “No Parking” signs should be

provided where appropriate.

Storm Drainage

1.

Ravalli County Subdivision Regulations require analysis of the 1_O—year/1—hour‘
storm and the 100-year/1-hour storm. It appears that a 2-year storm event was
used to calculate the peak flows within the subdivision. No calculations for the

100-year storm event were provided.

Drywells are proposed to capture runoff in the roadside swales. No calculations
for infiltration or sizing were provided. Calculations should demonstrate that the
drywells will capture the 10-year peak flow without overtopping the roadway, or
that adequate overflow swales and culveris are provided. Calculations should
also demonstrate that the 100-year peak flow will not inundate any home site or
drain field, per DEQ-8, Chapter 3.

The plans should show or indicate that no wells or drain fields will be located
within 200 feet of a drywell, per DEQ-8, Chapter 1.

Analysis of the 10-year and 100-year storm was provided for off-site flows;
however, the size of the proposed culvert was not indicated. We alsc guestion
converting a natural drainage way fo a culvert over a distance of 950 feet.

Ravalli County Subdivision Regulations state that natural drainage ways shall be
preserved except for necessary crossings.

It appears that additional culverts are needed to convey overflow from the
drywells to existing drainages. Please address.

Where does overflow from the drywell between lots 1 and 48 go?

Please respond to these comments as outlined in Step 6 of the “Schedule of Activities —
Processing & Coordination of Subdivision Projects” from the RCRBD. Thank you.

fmtmm v m AR B M T A cede Plmrdand A




RAM Engineering

Site Planning - Civil Engineering Design Ph. (406) 360-4238
Feasibility Studies - Praject Management Fax (408} 363-1880
PO Box 2130, Hamilton, MT 59840 Email: ramengineer@hotmail.com

Memo

. ’)’Zu/w/ g

Toi  David Ohnstad, RCREB ved
From: Ron Uemura, PE | ® g@
¢g:  ‘Karen Hughes, Dick Martin, Applebury Survey

Date: July 31, 2006

Re:  One Horse Estates Subdivision - Preliminary Review Comments

This response is in order of the revised review comments dated July 18, 2006 by
WGM Group, Inc.;

Roadways

1. The paved access points were provided by MDT as part of the Highway
83 widening project. See attached documents.

2. The alignment of the approach to Beck Lane/Hwy 93 was also as
provided by MDT.

3. Beck Lane is a private road.

4, We apologize for this error as there was a last minute change in the

proposed road names per comments from the Planning Department,_~
We include the revised sheets with this submittal.

5, While there may be 52 lots fronting off Horseback Trail near Hwy 93, we
feel that some of the traffic will tend to go south on Buckaroo Boulevard
instead. Besides vehicles going southbound, the Horseback Trail
intersection would probably experience a fonger wait time for vehicles
traveling northbound and the drivers would opt to take Beck Lane to go
northbound also.

We assigned about 2/3 of the drivers, or 35 of the 52 lots would take
Horseback Trail while 33 would elect to take Buckaroo Boulevard.  We

1

Y
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RAN Engincering

Site Planning - Civil Engineering Design Ph. (406) 3604238
Feasibility Studies - Project Management Fax (406} 363-1880
PO Box 2130, Hamilton, MT 59840 Email: ramengineer@hotmail.com

To:  David Ohnstad, RCR&B
From: Ron Uemura, PE s —

- pate: August 15, 2006
Re:  One Horse Estates Subdivision - Preliminary Review Comrments

This response is in order of the Storm Drainage comments dated July 18, 2006
by WGM Group, Inc:

1. Attached is a revised Drainage Report showing the calculations for the
10-year frequency stormwater runoff within the subdivision and the 100-
year frequency stormwater runoff from outside the subdivision flowing
through the subdivision in accordance with the requirements of DEQ 8
(1.1.2.C & D). Nofe that the requirement in the Subdivision Regulations

~ [3-2-16(b)] for miligating a 100-yr frequency does notf address under

what condition - this is a mistake that was pointed out earfier to the ul-“)\s -
Planning staff but not changed. m R
' ﬁi\\&\ﬁy;’}ﬁ“ '
2. See the Drainage Report for calculations of the drywell grate capacity. in \1\»\{
)
3. The proposed well locations are shown on the revised drawings.
4 - See the drainage report for the anticipated 100-year runoff and culvert -

sizing. See 1.1.2.B for an explanation to leave the ditch "as is" within
Lots 14 & 15 and for regrading the area & instaliing a culvert along the
rear of Lots 24, 25 and 69-73.

5. While the drywells are already oversized to capture the 10-year runoff,
we are providing overflow swales to the nearest existing drainages as a
safety precaution. We do not feel that a culvert is necessary. Although
not a requirement, we are doing this a sound engineering practice.

| ‘8'.‘ o Thére is an existing drainage way along Beck Lane.




P ENGINEERING
—— 1 LN SURVEYING
RNV GROUP, ING. PLANNING
3021 Paimer » PO Box 16027 « Missoula, MT -59808-6027 Phone: {406)728-4411
Fax: (406)728-2476
WWW.WCIimgroup.com

DATE: September 11, 2006

TO: Ron Uemura, PE, RAM Engineering

CcC: David Ohnstad, Ravalli County Road & Bridge Depart_ment
FROM: Jeremy W. Keene, P.E. |

RE: One Horse Estates Response to Design Engineer Commants

M

On behalf of the Ravallt County Road and Bridge Department (RCRBD), our office has
reviewed your response to our initial preliminary review comments for the above-
referenced subdivision. This review memorandum is part of Step 6 on the RCRBD’s
“Schedule of Activities — Processing & Coordination of Subdivision Projects” form. This
review is based upon the Ravalli County subdivision reguiations, the 2004 version of the
AASHTO Geometric Design of Highways and Streets and the 2001 version of the
AASHTO Guidelines for Geometric Design of Very Low-Volume Local Roads
(ADT<400).

Preliminary review comments have been addressed with the following éxceptions.
(Numbers used below reference comments from the initial preliminary comment
memorandum.) ' '

Roadways

1-3.  MDT requires a new approach permit when thers is a change of use. This
would also apply to Beck Lane because it is a private road. Pleass provide
copies of the approach permit for each access.

Storm Drainage

2, No calculations for infiltration or sizing of the drywells were not provided
(see DEQ-8, Chapter 5). The 100-year event was not addressed, per
DEQ-8, Chapter 3.

4. The proposal calls for converting what appears to be a natural drainage
way to a culvert over a distance of roughly 600 feet to create better
building sites. Section 5-8-1(f) of the Subdivision Regulations states:
“Natural drainage ways shall be preserved except for necessary crossings
in which the capacity of existing drainage ways shall be- preserved.



One Horse Estates
September 11, 2006
Page 2 of 2

Drainage ways shall remain clear and open and shall not be obstructed
with fences, structures, etc. Lots shall be arranged to preserve and
maintain these drainage channels. Crossings shall be designed to
preserve or enhance the capacity of the drainage while concurrentty
preserving native vegetation." The proposed culvert does not appear to
meet this regulation. See attached email from Renee Van Hoven for

further explanation.

5. There are a number of drywell locations where an overflow channel is not
provided as stated in the drainage report without a culvert under the road.

Please respond to these comments as outlined in Step 6 of the “Schedule of Activities —
Processing & Coordination of Subdivision Projects” from the RCRBD. Thank you.
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RAM Engineering

Site Planning - Civil Enginesring Design Ph. (406) 360-4238
Feasibility Studies - Project Management Fax (406) 363-1880
PO Box 2130, Hamilton, MT 59840 Email: ramengineer@hotmait.com

Memo

To:  Jeremy W. Keene, PE, WGM Group, Inc.
From: Ron Uemura, PE

Date: September 20, 2006

Re:  One Horse Estates Subdivision

This response is in order of your memo dated September 11, 20086:

Roadways
1-3. Attached is an agreement between Mr. Martin and the State
Department of Transportation (MDOT) regarding the purchase of
rights-of-way and providing 3 road approach permits for the subject
project "when requested by the owner". We will make this request o2
upon approval of the subdivision by the Board of Commissionars.
Storm Drainage ' oo ‘N'L
2. Calculations were provided in the revised Engineering Report jﬁ*\ L\;J?
submitted on August 15, 2006 to David Ohnstad. A copy ofthe (,W{;lg,’
pertinent page is attached for your convenience. Also attached are
the 100-year frequency storm runoff calculations.

4. Water in the drainage way occurs only when the irrigation ditch is
flowing from the westerly property. There is a large drainage basin . &,}A
of about 250 acres to the west of the project site, howaver, the 100- r»“h’ [ \\\\

year peak discharge was calculated to be only about 10.4 cfs. A (‘},.Q- )

site visit confirms that there is no evidence of any waterway or

erosion due to concentrated stormwater runoff. W@W

v

Due to the delay in having you to verify our conclusions, we
decided to file a variance application with the Planning Department
for our proposed grading and drainage improvements. This will be
& withdrawn if you coneur with our conclusions.




The inclusion of overflow swales js not a reguirement but ¥
something we are adding where feasible. As stated in the v
Engineering Report, the roadside swales and grated inlets are

sized more than adequate to handle the projected 100-yr runoff.




Agreement in conjunction with right ol way Agreement between Montans Departmient of
Transportabon {MDOT) and Richard S, Martin (Representing Marme und Melame Martin
and Mary Burns b regarding purchase of Right of Way regarding parcels 2-40, 2-42 and 2-
45..

L1 NDOT agrees to provide 3 commereial reswdentizh accesses 1o this propeny west of Hwy 93
{Just south vl Florenee b at stations 2388, 230-24% and 220-62 with sale aceesses [or north
and south buund traflic including 3 tane (1.c. turming lanc) at stanon 243~88 and 249-62. And
MDOT will provide three road approach permits for these stations when requested by gwners
of this property,

MDOT agrees to provide adequate drainage and ditch accesses 10 new barrow pit ditch al
approximalely stations 243=88 246+28 and 249+62 so as not w adversely tmpact the 4 septic
system sites al monitoring pipes # 16. 17, 274, and =102 {White Barn) as mentioned 1 02-04-
2003 lerter frorm Daniel Hooten (Sanitarian) and on sight review.

)
-

3.0 MDOT has assured Richard S. Martin that the sale of this Right of Way and Easement under
Exemmption 76-3-201 Subsection {1¥a) will not affect 20 — acre subdivision exemption.

Richard > Marurn. S o700 o L Date . S e
A : r .o Lo . :"‘j_ -~
MDOT by: A U PP Date /7 /= /2 ¢
- i



RAM Engineering

Site Planning - Civil Engineering Design Ph, (406) 360-4238
Feasibility Studies - Project Management Fax (408) 3631880
PO Box 2130, Hamilton, MT 59840 Email: RAMEnginesr@hotmail.com

Engineering Report

To:

Department of Environmental Quality

Fron:  Ron Uemura, PE
pate: JuUly 30, 2006
Re: Drainage Report for One Horse Estates Subdivision

This report is prepared in accordance with the format required in Circuiar DEQ 8.

1.1
1.1.1

112

ENGINEERING REPORT

General Information

A The One Horse Estates is a proposed residential subdivision
consisting of about 78 lots ranging in size from about ¥z io 1 acre.
The project is located on the southwest adge of the Town of
Florence, MT.

B. The owners of the property are Marne E. Marfin, Melanie E. Martin,

and Mary H. Burns, 330 Martin Lane, Florence, MT 59833.

Extent of the Storm Drainage

A. Drainage within the subdivision
The total amount of 10-year frequency stormwater runoff is
calculated to be about 12 CFS, or a net of -1.72 CFS (13.67 CFS -
11,05 CFS), using the DEQ spreadsheet (copy attached) from the
undeveloped to the developed conditions.

The drywell grate flow capacity may be calculaied in accordance
with the following formula: '

Q = cA(2gh)¥z *clogging factor

where ¢ = orifice coefficient 0.6 for opening w/ square edges

A = net grate opening in sq. ft.

g=232.2 _

h = allowable head at inlet in feet (use 0.5)

clogging factor = use 2/3

therefore, Q = 0.6%(155/144)*(2*32.2%0.5)%"2/3 = 2.4 cfs




2.0.

2.3

Drywells will be placed at strategic locations to prevent the buildup
of runoff in the roadside swales. Although the runoff to each
drywell is less than 1 cfs, overflow swales will be constructed at the
sump conditions (cul-de-sacs) as a safety measure.

B.  Drainage outside the subdivision flowing through the subdivision
There is a drainage basin of about 250 acres located near the NW
corner of the project. While normally dry, a ditch transports
occasional snow melt and runoff to the highway and eventually to
the One Horse Creek. It is proposed fo leave this ditch “as is”
within Lots 14 & 15 and install a culvert running along the rear of
Lots 24 and 25 and Lots 69-73 to the new ditch constructed by the
State along Highway 93. The filiing and regrading of the ditch for
the new culvert will provide buildable areas for these ots.

PEAK FLOW DETERMINATION

SCS Curve number method '

In accordance with DEQ 8, provisions shall be made to pass the 100-yr
flow originating from outside the subdivision without flooding home sites
or drainfields and without overtopping roadways (at a recurrence interval
of 10~yrs).

Parameters;
10-yr, 8-hr rainfall = 1.2 inches
10-yr, 24-hr rainfall = 1.8 inches
100-yr, 8-hr rainfall = 1.8 inches
-100-yr, 24-hr rainfall = 2.8 inches
Soil type = Bass, HSG = B, Hydrologic condition = woods, fair
CN=80
L = 11,000, Contour interval = 20", Area = 250 acres

Potential maximum retention S = 1000/CN - 10 = 6.67 inches
Direct runoff Q1o = (P - 0.2S)? /(P + 0.8S) =

(1.8 - 0.2*6.67)?/ (1.8 + 0.8*6.67) = 0.03 inches

Qioo= (2.8 - 0.2*6.67)2/2.8 + 0.8"6.67) = 0.26 inches

Average watershed slope Y = 100*C*I/A
= 100*11,000*20/250*43,580 = 2.02 %

Time of concentrationte=[I (S+1) ]/(1140%Y )
={11,000 *(6.67+1) ]/(1140*2.02 =1.70 hours

Initial abstraction la = 0.2*(1000/CN) - 10) = 0.2*6.67 = 1.33 inch

The 1a/P for the 10-yr and 100-yr return periods are: -



la/P = 1.33/1.8 = 0.74 (10-yr) and 1.33/2.8 = 0.4 (100-y1)

The Ps/P24 ratio for each return period is:
=1.2/1.8=0.67 and 1.8/2.8 = 0.64

From Figure 7-10, qu=0.14 and 0.16
Therefore, the peak discharge can be calculated as qu = qu *A™Q
10 = 0.14*250*0.03 = 1.05 cfs; g100 = 0.16%250*0.26 = 10.4 cfs

SUMMARY

The resultant small runoff confirms the land owner's knowledge of the ditch for
the past several decades. However, for the design of the replacement pipe, we
have elected to apply a safety factor of 2 and use a Design Q of 20 cfs. With this
runcff, a 24" HDPE pipe is proposed. Also, as another safety precaution, the
building pads for the homes along the drain pipe should be graded at least 12"
higher and with the building floor another 12" : :

Attachments: _ .
« Delorme Topographic Map with the drainage area outside the
subdivision shown
« Drainage & Grading Plan with the various runoff areas colorad
« 10-year frequency Stormwater computations




Denis Applebury and Terry Nelson
Professional Land Surveyors
Land Use Planning & Design
914 U S Highway 93
Victor MT, 59875
Phone (406) 961-3267 Fax (406) 961-3567
E-mail applebury @ wildblue.net

to: | Jeremy Keene
fax #:|728-2476
from: | Terry
date; | March 30, 2006
subject: | One Horse Estates
pages: | 2
NOTES: | Jeremy,

Ron called and said he talked to you about culverting the
sumps. Attached are where I believe that needs to be done.
Please let me know if these need to change or if there are
any other areas you need. I will be gone tomorrow, but Chris
can help you with any changes if needed. Thank you for your
help in this matter. I will be very excited when this is
OK’'d as I'm sure you will be.

If you have any questions or concerns, please feel free to
contact us at (406) 961-3267.
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to:
Fax #:
from:

date:

subject:

Denis Applebury and Terry Nelson
Professional Land Surveyors
Land Use Planning & Design
914 T & Highway 23
Victor MT, 873
Phone (406) 951-3267 Fax (406) 961-3367
E-mail appiebury@eybernetl.com

Jeremy Keene

1-406-728-2476

Terry

March 30, 2006

One Eorse Estates

pages:

NOTES:

| th B

J ererﬁy, :
Thank you for meeting with us this afternoon. Attached you
will find the right-of-way agreements which includes the

| shared access for Beck Lane. I will also let you know when

T find out From Ron what his explanation is on the grate
infiltration info. o ‘

If you have any gquestions or CORCEIrnS, please feel free to
contact us at. {(406) 961-3267.

Sadpsy (T8
il G
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Riglit-g-Way Bureau
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ROED: 05/72/2003 2:268 B & 8 DEED .
%ﬁ&ﬂw CLERK AND RECORDER BY: _twmercfosdZoie)  FEE: 824,00

QARW-ETD:RWD:Form4t-tie!

Ravised 12452001
State of Mantana

Department of Transportation
Right-of-¥ay Buregy
2701 Prospect Avenue
PO Box 201001

‘ alana, MT 59620-1001
Pralect ID:  MH 7-1{83)50 F

Pareed Mo 2.40
Deslgnattor: Victor - Florence

N of Stevensville Wye - Florance
Project Na,: 2016-083 -

Bargain and Sale Deed With Easement
__This Deed, made this _ & day of

County: Ravalll

,200.3, in consideralion of thesuem of
. 'One Dollar {31.00) and «other good and valuable conslderalion now'paid, the ;ra_celpf; ar',m{hlnh_ is

acknowledgad, witnesses that, Mary Hyatt Burns., Formerly ¥nown s Mary Hyatt MaH:in,.

Trustes far Marne Ellzabeth Martin
1216 E. Forest Drive,
Riverton, WY 82501
doas hareb

Y grant, bargaln, sell and convey lo the Montana Department of Transportation
the following-dascribed roal properly: : . )

Parcal No. 2-40 on Montana.Depariment af Transpertalion Projast NH 7-1{83)59 F, as shown on the
Right-of-Way plan far sald profect recorded in the office of the County Clerk and Regurder of Ravalli
Counly, Montana, §ald parcel 12 aiso descrihed as o tracl of land within Teaet 1 of Certilicals of Survay
No. 2441 sHuatad in the SEVISEY: of Section 15, Township 1¢ Norlh, Range 20 Wast, P.M..M. Ravall
Counly, Montana, as shown by Ihe shaded araa on the plat, consisling of § sheel, atlached herelo and
made & part hereof, comlaining an srea of 0,308 ha {0.76 acre), more or less,

AL SO, fhe Grantar hereby conveys lo [he STATE OF MONTANA all sights of ingrass and egress over and
across fhe aucess control lines shown on sald attached pial,

Provided, however, that lhere Ia reserved for the tse of the Granlor, her hels, succeasars or 883igna,

privats road approaches as described befow For ingress and egress lo, from and between Stale of

Mantana Department of Transperlalion Projact MH 7-1(83)59 F and ihe adjacant properly of the Grantar:
1. Ons private read approach on the weslerly side of sald highway prajscl at highway survey stalion

243+08 to provide access Jointly lo the Granlor's praperty and to the adizcen! properly shown as

Farcet 2-38 on the plans for said profect, .

One private road approach on he westerly side of sald highway project al highway survey stailon

245+28 lo provide access julntly to the Granior's property and 1o the adjacent praparty shawn es
Parcal 245 on the plans for sald preject,

2,

Providad further that tha joint use road epproaches In llems 1 and 2 may rot he relocated aftar inflial

construction unless the owners of alll properlies serviced by the jointuse approach at tha lime of the
proposed change agree, in wriling, to fts retocation.

Belore reconstruction or relocation of any private road epproach, he Granlar shell obiai a road
approach permil from the Missoula disticl office of the Depariment of Transporizfion. Information
concerring tha exact lacation of private approachas construsted to provide access (o said ad)gcent

praperly of the Brantar wilt be on file i1 the district office of the Montana Depariment of Transportaiion at
Missouia, Monlansa,

LWO:CeRW:2018:-40,re.doc.
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ETATE OF MOHTANA HAVALL] COUNTY 5YEA0 Page 2 of 4

HECORDED: 05/12/2003 2:Z6 B & B DEED

Bargain and Sale Deed With Easemantl Parcel No,; 2-40

Projeel iD: NH 7-1{02)38 F
Deslgnation:  Viclor - Florence
N of Stevansville Wye - Florence

1t js upressly intended and agread thal these covenants, burdens, and resirclians shall run wilh tha jand

and shall foraver ind the Granipr, her helrs, suceessors angd asslgns,

ALS0, ihe Granior heraby conveys unic the BTATE DF MONTANA an sasemen! for drainago purposes
wilhin zakl Tracl 1 of Carlifioate of Survey Na. 24441 shualed in the SEXSEY, of Seclion 16, 2& shown by
fhe haiched arez on said plal, opnialning an area ol 0.207 ha {D.71 acre), mora or less.

Excepting xnd raxendng to Granoris), however, all ga, o and minarms denesth the sudura of fhe phove-deserped
wnd convoy pramises, iopethar Wwilh the ripht o oxtract he sams, providet thal n tho exerciae ol such fght, the sunliee ereol
shal nol by dalurbad, intareted wii or darmuped. TiNs exceplion and raservallon dbes nol Inchids sand, orival snc alher road
buiiding maiers, wiich are mnveyed by this Dagd,

Further axcupling od rexsrving tnlo B Granlods), her sucteasor et assipne, ol waler, wailer riphls, dliches,
conaly, imapllon syalems, oxlsling or mE relocalod, Iny, including bul nol liibost b, waber slotk or sheros, honds, cerlicates,
contracis and any and all othar ldicia of waltyr, willer sight onn dilsh Dwnarshio, of any Intares) thersin pppiasenant 19 the lerd
daseriised theraln, save sni weepl prodndwater for the Lgk, enadil und purposea of e Granizels).

The Grantor{s) lrihar expreazhy wakes and relinguishes Bl righls, 83 ewner oF sucoanIo In Wieres) pouded undor law,
for any prelsrence fo repwchase 8l or o poition of tis properly shouid § Lt feteemined no lonper Lo be nocessacy or bighway
pUIpDses.
To have and to hold tie Bbova-tarcriaed and conveyed premises, with all lhe reversions, remalnders, {enements, . .
- hereditamentx and appurienances theel, volo-fhe Monlana Depertmeni ol Transporidtion and lo Iis.auCc2a80fs and asAipns
Toruver, - ’

Tiris Dawd was axocuked on ihe diie 0f Hs lastacknopiedgement. - - T . e .

Mt Ruegniir” L S

Mary Hyat¥ Burns, Formerly Known As Mary Hystt Martin, Trustee For ‘Marn# Elizabeth

Martin
Slaie of \ﬂu\nm:.—m ) -
ou) e o - . .
Tainvy of T e, \' i
¥ * - . s
This inghrument was aeknowiodged bafora ma bn '({\M J.c_, Ao, ’
- luld .
y ¥ary Hystt Burns, Forperly Known As Mary Hyett Martin, Trustae for Marne Elizabath
Martin [names)

(1]
Leng
Notzfy Priplad Namne
Matary Public for Stabe of__G41pm30¢

o 7

o et 1,738 __]
M Rasidi ot _ZLdaddt e

L

My Cemmizsion Expires: Lete? Dopd

VI e e o [Tk

..;9, ra

Slala ol 1
)
Counly of )
Thin Inslnamen! wms acknowedped tafore me o T
(dnig)
by
{nome2)
. . Notary Gipnaum Lina
[8oan) Molacy Prinlsd Mame
Nolnry Pubils for Sleie of
Rexiding al;
sy Cammistlon Expl
Recording information '
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STATE OF MONTANA DEPARTMENT OF TrRANSPORTATIIMSTER FILE

RIGHT-OF-WAY AGREEMENT CD PY
OB TORW 28 (R, 12r2001) PE PRCJECT ID
Viclor-Florence W of Slevansvilla Wye-Florence RAW PROJECT 1D NH T-1{83)59F
Designaijon
yall] UNIFORM 2016003
Couniy PROJECT
Péres! From Dialion To Sielion Hubdivision Seclion  Township  Renge
2-40 o 2A34Y2LT 246426 LT Tratl 1 COS 2441 15 10N 20W
in SEV.SEY.
Lisl Wames & Addresses of the Grantor, Conlracl Purchaser & Letsee
Mary Hyatt Martin, Trustee for Marne Elisabeth Marlin (H’Oﬁé-"{wwﬁ’ﬁ's m s WRTTB 5')

1HE E, Foresl Drive
Riverton, YWY B2501 .

1. In consideration of the paymenis heiein set forth and the specilic agreemenis lo be periomed by the e, A
pariies hereto and writlen in this agreement, Ihe parties bind themsaives 1o the lerms.and condilions ey L
afaled harein. No verbal representations or agreements shall be binding upan elther party. Grantor o
cerfifies that any encumbrances sindhe properly are shown on this agreemant, This agreament is
efieclive upon execulion by the Supendsor, Megotiation Beglion or B dasignated represenlative, and
posséssion of, 1hé propery is grantzd tD the-Department vinen It sends the paymani{s) agreed io below,

- Sraniors contract thal they will, i Deparimefit's requesl, execuie A dead required by Department for all
real properly agreed 1o be conveyed by this agreemenl.

.8 '
2. COMPENSATION FORLARD AND IMPROVEMENTS {List acres and imgﬁgmn%wd area.)
OUNT [ 7 e
0.76 aore tural land . ByDeed . -ﬂ;{go\a $5,300.00 -
0.71 mcra rursl land - - By Easamenis W - §5,59B.35 ,

3. OTHER COMPENSATION, g

Liriled Access Conirol 2 SM $500.00
survey cost io re-gsiabiish 50° easemenl on preperly this parcel d;{, 7, ‘3‘5? W $1,043.65
¢

N

5, - iT 15 UNDERSTOQDD } H‘EE; THEST, TE SHALL MAKE PAYMENT AS FOLLOWS:
1Y B
A warmran! In the emounl orma%m be made payable to Mery Hyall Martin, Trualea for Mame Elizsbalh Martin, i
and malled o 1216 E. FOWHM W BOS0,

4. TOTAL COMPEMSATION {includes all damages lo the ramainder):

€ Forend in consideration of the compensalion shown nerzin. the Grentors hereby granl, bargaln, sell and copvey all
riphis of ingress and egreas, Wncluding ol exisling, (ulure or polenial pasemenis of accese, ligh!, view and air except

as may be staled on the Bargain and Sale Deed.
7. llis undesstood and agreed by and belween lhe perlies herelo thal inpiuded in the amounl pryabie undar “Olher

Compensslion® hereln s payment in full 10 compensale the Srantors forthe sxpense of performing the Iollowing
work Bnd flems: Uisied in Number 3 [othar compensalion} above.

b, Pemnission i hereby granled the State Io enler upon the Gfanlnr‘s land, where nacessarg;ﬂd lor the purpose

described a6 {ol|own:

. mma&c};;v ﬁl,{ﬁf
A Blohion 243+80 Consiruct joinl vaa Sasdents fosd opprosch L1808
B.  Sialion 246+24 Consirust oint usa commercla! road approach L1 BOP

Grentors agree la malnlain, at thalr 4ole expense, a1l sccesses identilled in this apreement. Agochs3es musibe
maintained in a condition that is setisfactory io MDT, Granlors furiher ngree 1o condut mainlenance astivilles in 2
prudent manner providing Jor the safe and continued operalon of thru raffic on Ihe highway. Grantors funher agree
thal changes in size, kocalion or use of these accesses or the addilion of new approaches tannot D mage without
fics) obialning sn spproved Rpproach permit from Iha Misgoule Districl Office of e Depsriment of Transporiallon,
Removal and reconsiruction of any accAns alier mllel consiruelion shall be =t lhe Grenlor's soib cos(,

R PTEC AR AFTROVED AR TO 1TEMS NS.OT
R gl .
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05,22/2008 10:27 FAX 408 523 580° MT DEPT TRANS MS5LA ¢ oos

¥ RAV Projact th: 2016-083 Pareel Na,: 2-40
" {Conlinued froms Previous Page)

Al drainage facliffes within the existing right-of-way/easement assoclated with these accEssas, L.e,, spproach
culveds, dirinage ditches, will be maintalnad by MOT at MOT's sote expanse. MDT will not malntain any drainape
Tacliitles instaled solgly for the perpetuation of private Irrigalion waters, .

2. lLis underslond and agreed at ne axpanse to the Granfors, the Btate will construct e fencing (including gates) listed
below, 1t fs furlher undersioad and egraed fhal a gloswe wlll ba maintained at all fimes during tha constryction pf ihe
fence and Iha Grantors grant parmission te the Siate to enier upon lhelr property whera recessary for e pusper
conslructing fencn as follows:

A, Slation 299:+04 LT 10 246+23 Build 5 strand barbed wire fence on wood poat 16" T
Qc H50P

Gales: '

8. Siallon 2465+20 Install matal gales ol -~ Ié :‘aa-'rug 1V LI séy

Jald farce shalf become the propariy of the Grantars and will be the Grantors® obligetion thereafiar to mamitatn and
Fepair,

O R B L S SR

We understond that wo gine fequied by faw to provide our correct taxpayer idantification mumber(s} to the Montana
Departmant of Transpartalion and that faling to comply may subject us 1o chvil and ¢rimine} panaltes, We cerfify (hat the
numbar(a) betow isfiare our correct taxpavar ientfication number{s}.

/ 5:@&-@&?

arlin_ (Date) ~ T F Tex ID Mo,

éyf 3/22
Bignature: I Bl afs (Date) Tax AD Na.,
Signature (Date) Tax ID No,
Signaturs {Date) ,  TaxiDno,

IN WITNESS WHEREQF, the parties heralo have oxeoulad this agresment on {he dates showrl.

RECOMMENDED FOR APRROVAL: APPROVED FOR AND ON BEHALF OF THE MOMTANA
i DEPAR sanTA -

S f’
e /C‘ ﬁg;%é’ %
Right-ofWay Agenf- Bruce/Crawlord . ale)

M
.;J} WL | _2ped

QURW,

Paga 2ol 2
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STATE OF MONTAh. . AVALLI COUNTY 52813 ’ Page 1 of 4
RECORODER: 12/11/2003 12: B & S DEED
P2 O\ Fer iy ¥, CLEHK AND RECORDER BY: 4 powresatrdasinpe) | FEE: $24,00
9 .
.’9{ CARW-STDRWD:FarméD—baa! Fnvisad 12/5/2001
B State of NMontana
> Department of Transportation
£y Right-of-Way Bursau
| 2701 Prospact Avenue

PO Box 201001

Helpng, MT 568201001
Project [D: WH 7-1(83)50 F Parcel No.: 2-3B . County: Ravall
. '___,..‘n-—‘
Designation: Viclor - Florence

N of Stevensville Wye - Florence

Project No,: 2016-083 .
' Bargaln and Sale Deed With Easement

T S . ... .ToisDea made lis 10th dayof February 2003 , in.congideralion of the sunvaf .
e " One Dollar ($1.00) end othar.good and valueble consideration row pald, the recelpt of which I

acknowledned, witnesses thal, .
Estate of James Lea Simpson T
¢/0 Margaret L. Borg, Estate representative
317 Wogdy 5T., Missoulr, MT 52802 A
doss hereby grant, bargain, sell &nd convey 1o ihe Montana Deparonent of Transpofiation

the following-described real property:

Parcal No. 2-38 on Montana Deparimernt of Transporiation Project NH 7-1{B8)58 F, as shown on tha
Right-of-Way pian for said project recorded in the office of the County Clerk and Regorder of Ravalll
County, Mantana, Sald percel ks also describad as B tratl of land wiihin Gertillcale of Burvey No. 1547
siltmled in the NEXNEY of Sectlon 22, Township 10 Nori, Reange 20 VWaest, P.M. M. Ravalli County,
Montang, Bs shown by the shaded area on the plat, conslsting of  sheet, atiached hereto and made a
parLhereo!, conlaining Bn area of 0.035 ha (008 BCre), more or hesa,

ALED, he Granior hereby conveys lo the STATE OF MONTANA all rights of ingrass Bnd agress over and
Across the acoess sontrol ines shown on said altached plat.

Provided, however, that there is reserved for the use of the Granter, bis heirs, sLCCessoss or =58igns, B
privatz raad approach B5 described helow far ingress and egress 1o, from and betwesn Slate of Montana
Depertment of Transportation Project NH 7-1{82)59 F and ine adiacuni property of the Grentor;

1. Dne private road approach on the westorly side of sald highway projzct at nighway survoy Rtation
243480 tn pravide access joinily lo the Granlor's property and to the adfacsnt properly shown e
Parcet 240 on the plans for said projecl

Provided lurther thal the jolnt uze road approsech in liem 1 may not be relocated afler fnitla) construction
wriess the awners of all properiies servicad by tha Joint use Approach at the {ime of the proposed change
agree, in wriling, to #s refocation.

Beloms reconstruction or retosation of any privale rond approach, he Gantor shall pbisin o road
approach permi from the Misselis district office of the Depariment of Transportation, information
concerning the exac! location of private spproaches construted 1o provide acoess to seld edjacent
proparty of (he Granlor will be on fite |n the disirict office of the Montana Sapariment of Transperiation st
izsouls, Montana.

1t is expressly intended and agresd that these covenanis, hurdens, end resirictions shelt tur with 1he land
and shall forever bind the Grantor, his news, SUSCesE0rs and asslgns,

LWO:C:RW:2016;P2-38.1io dos. &

Papo 1 of 2




09/22/2006 10:27 FAX 408 523 580° MT DEPT TRANS MSLA [#oo? "

- ETATE OF MONTANA RAVALLI “OUNTY 205 ) Page 2 of 4
“ RECORDED: t2/11/2004 12: 8 & 5 DEED

Bargain and Bale Dead Whh Easemnent Parcel Na.:  2-38

Project [D: NH 7-1(83)58 F
Deslgnation: Victor - Florence
N of Slavansvilla Wys - Florence

ALEQ, the Grantor heraby conveys unio the STATE OF MONTANA an easeman! for dralnage pumposes
In gald Gorllficate of Survey No. 1847 situnled in sald NEVNEY of Soction 22, as shown by the hatshed
area on sald plat, sontainlng an atee of 0,011 ha (0.03 acre), maore or legs,

Exunpling and tasireiig 1o Granter{s), howeve, o gos, ol sd minezaln bansath th aurfaca of e ahovaedaacribad
oxl convayad premieas, togalher with the right to extract e sama, mrovidatt thal In the owertisp af such righl, the surface Horepl
Ehal nol be distinbed, Intarfaned with or domaged. This awcaplion and reasnalon dpes nelinclice sand, gravel ang othar roag
bnilding matadas, which are conveyed by this Daad,

Furthinr axcepling sed remsrving unlo e Gralofa), his sucoessoes and aanigna, 4l wotee, walsr rights, dilchoa,
canils, dgation syaloms, exsiing or £s refecated, ¥ sy, Incluting but nat Kmited do, water stock or nharas, bords, ourtiicatox,
cantracty mid sny s o olber kidicin of waler, water tght snd dilsh swnerahip, o sqy lntarenl theraln sppinidnant lo e s
dnteribed thentl, asve and excant groundwatar for the tro, bonofit and Purposes of (ve Cramice(s).

The Grantor(s) further expresaly walves and nelngglshes slf ngits, ns ownar or slicoeseds |t Mtanasl provided undariaw,
lor sy profasent in repucchtace o or o portion of Ui progasty should K be detarmibved no langer 1o ba riacsasary for bighway

purpoacy,

To hava and to hald fite above-escribad and canveyod prismiacs, with ak tho sevarsions, remakidars, lenoments,
haredimmants and appurt Lheratn, unin the Montonn Deparimant of Transpociadion and to ks suceestom and PLUT
farnve,

T@Wofnmua@dnmmm ' L
.

Statrof_Montana }
}
County M1 mecrmriT s )

This boxirument vt acknowledged baforeme on TORZUATY 14, 2003

(e}
+ pMargaret L. Bory, Representative of the Estate of James Lea Simpeon .
: “{names) - o .

Notary Signatus

Richard ¥F. Reilly
Notary Prinkd Neme
Moty Publle kof Stals of 0D tana
i Residing al:_Missoula, MT

My Ce ton Expirax: _1~-22_2004
Btale of }
Caounty of )'
Thiz inak oz arknowlodpad sfore me o
(daig}
oy
{names}
Notiry Siprtiva Line
{Seal) Botay Frinked Nama
. Nastary Publke for Eirie of,
Raaldag at!
My Comrission Explres:

Racording Information
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09/22/72006 10:28 FAX 406 523 58m° HT DEPT TRANS MSLA dooo )

{
STATE OF MONTANA DEPARTMENT OF TRANSF'L

ORTATION - i
Vo ol
RIGHT-OF-WAY AGREEMENT
AT T erAT A Ty Il‘rl]fﬂﬁi;fltll] PE PROJEGT ID
Viclor - Florgnge (N of Ihe Slev] Wye | Fia ence Saclion R/W PROJECT ID MH 7-1(83)58 F
Designalion .
Ravolli UMNIFDRM 2016-083
PROJECT
County

Forcel Fram Station To Btation Subydivislon Sgction Townshlp  Range
2-38 i 243475 LT 243495 LT COS 18647 In tha 22 0N 20w
NEUNEY

List Narmes & Addresses of the Granter, Contract Purchaser & Lassee

- Eslale of James Lea Simpson
C/O Margaret L. Borg, Eslate Representalive
317 Woody ST.
Migsoula, MT 58802

1. In conslderation af the payments herain set forth and the spacific agreements to ba performad by the
" parties herato and wrltlen in this agragment, the pariies bifd themsélves fo the térms and conditions
. Steted hareln, No verbal representations or agraements shall-be bitiding upan eithar parly. Grantor FE .-
cartlfies that eny encumbrances on Ihe property are shown on this agresment.” This agresmentis W s
effeclive upon execution by the Manager, Aciyisltion Sectian or a designated representative, and e e
possession of the property is granted to the Depariment when it sends the paymeni{s} agreed lo beiow, o
Granlors contract that they wil, on Depaniment's request, execute a deed required by Department for all
rea| property agreed to be conveyed by this agreement, .

2. COMPENSATION FOR LAND AND IMPROVEMENTS {LIst acres and Improvements in the acquirad gres.)

.08 Acre Rurgl Residential Land BY DEED .. $567.0D
.03 Acre Rural Residential Land BY EASEMENT

: $133.00
3. OTHER COMPENSATION: STATS 2/ o — Mummmw%m e IF P
. Abdy M*}'i'-i"-_;%sf CLAWAELEASED Y %ﬁgj

e TR
Limited Accass Cantrotl EarP - ""dﬁ/ i B $500,00
4. TOTAL GOMPENSATION (includes alf damages (o (ha remaindery: $1,250.00, g{p%

& TS UNDERSTOOD AND ABAJED THE STATE SHALL MAKE PAYMENT AS FOLLOWS: 7%
A warran{ in the amauni of $1,250.00 {o be made pag_ahfe to Exlate of James Lea Simpsaen, C/O M t L. Borg,
Estale Repraseniative, 317 Woody ST., Missoula, MT 58802,

6. Excopt 8s stalad below and on the Bargain and Sale Deed, Granior canveys all rights of Ingress and egress,
Including future or polential sasements of acceas.

Granior reserves the right to reasanable aceess from lhe sbove—menijoned profact to the adjacent praperty of the
Grantor as follows: Those accesses sat forth in the dghl~of-way plans an file with the county elerk and recorder, ar
additlonz] accesses sllowed by the State of Maptana Deparimeant of Transportation under policies current at the ime
Grantor, or Ha/her succeasors in nierest, makes applicalion far such additional pogess.

The ameunt being pald to the Granlos herein ks not based upon iha kss of any properiy righl, but s a setllemant for
the imposition of accass conlral,

7. Pemission is hereby granted (he State io enter upon ihe Grantor's land, where necessary and for the purpose
deacribed as follows: '

A.  Slation 243+85 Construct Joint - Use approach LT 80P

Granior shall malntain, al their sate expenas, all privats and farm field accesses kemlfied it thie agreameni.
Acreases will be maintalned n a conditlon that is satisfactory o MDT, Grantor furthsr agress to condugt
malinienance aclivities i a prudent manner provithing for the sale and conbinued oReralion of thro traffic on the
highway. Phwysicsl changes In size or logalion of hess accessas cannol be made withoxt first oidaining an appraved

appiaach permit kom MDT.

All drainage facilies within the sxisting righi-oi~way/sasement associated with [hese accesses, i.e., approach
culvers, drainage titches, wili be maintained by MDT al MDT's sole expanse. MOT wili not maintain any dginage

fackillas Instole iy for the perpetuation of private hvigation waters. Except in the ersamant areaio MOT,

' 10998 rese e o ABRD
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We understand thal we are required by law 1o pravide our corret! taxpayer identification number(s) to the Morlana
Depariment of Transporiation and that failing 1o comply may subject us 1o tivil and erfminal penallies. We carlify that the
nurmber{s) betow js/ana our torrect laxpayer Identificalion number(s).

o .
W‘”@'ﬁg’# fettnnd A, "%‘%5— Bi- Losssio
%@Qﬁﬁa f’W&J Lo’?ﬁt;&‘-nq {Date] Tax 10 No.

{Date} : Tax ID No.
{Date) Tax ID-No,
{Dale} Tex 10 No.

IN WITNESS WHEREOF, the parties hereto have executed this agreement on the dales shown.

RECDMMENF ED FOR APPRGVAL-// APPROVED FOR AND ON PEHALF OF THE MONTANA
}/

! ‘ - DEFARTMENT OF TRANSPDETATION:
!:' r'! ; 4%@ Y ,r.’.- /0_0.5 22 —f2
Richard F. Reilly, Ripnt-ofWEygAgent {Dale) Sypbrvisor - Field RAW Section {Dale)

Manager - Acqulsition Seclico {Dale}
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Sent: Thursday, September 07, 2006 3:59 PM

To: Jeremy Keene; Renee Van Hoven

Cc: David Ohnstad; Jonathan Gass; Ryan Salisbury
Subject: RE: One Horse Subdivision

Follow up conversation with Renee Van Moven:

Renee said this regulation would apply if it is a natural drainage, but not to an irrigation ditch. In the case of a
natural drainage, the county would require a flood hazard determination and a no-build zone, if appropriate. She
said they would like this to be part of our review of the storm dralnage,

jwk

060515

From: Jeremy Keene

Sent: Thursday, September 07, 2006 10:16 AM

To: Renee Van Hoven (rvanhoven@ravallicounty.mt.gov)
Cc: 'David Ohnstad'; Jonathan Gass

Subject: One Horse Subdivision

Renee,

I am reviewing the One Horse Subdivision for the road dept. The proposa! calls for converting what appears to be
a natural drainage way to a culvert over a distance of roughly 600 feet to create better building sites, We
commented in our preliminary review that this neaded to be analyzed for the 10 and 100-year storm drainage,
and that it does not appear to be consistent with the subdivision regs (5-8-1(f)), which state that natural
drainage ways shall be preserved except for necessary crossings.

RAM Engineering provided analysis of the 10 and 100-year storms and sizing of the culvert, They also indicated
that the building sites would be raised 12" as a safety measure. This addresses our comment from an engineering
standpoint, but does not address the subdivision regulation to preserve natural drainage ways.

I am looking for guidance on how you would like us to respond to the applicant. Are you aware of this issue, and
is there precedent for how this regulation is applied? ‘

Thanks for your help,
Jeremy

Jeremy W. Keene, P.E.
WGM Group, Inc.

3021 Paimer, PO Box 16027
Missoula, Montana 59808-6027
Phone: (406)728-4611

Fax: (406) 728-2476

10/4/2006
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David Ohnstad

From: David Ohnstad

sent:  Monday, August 14, 2006 9:11 AM
To: jgass@wgmgroup.com

Cc: Karen Hughes; 'Ronald M. Uemura'

Subject: one horse estates

Jon -

On August 03 | forwarded to you Preliminary Review Comments by RAM Engineering. Typically, these
comments would have been provided directly to you. In this case, the projects owner's representative has faken
issue with the review process as adopted by the county, specifically the review of the grading and drainage plans,
stating that “We will withhold any response to these specific commenis until this matter is cleared up”. In my
opinion, there is nothing to “clear up”. Until the project owner's representative provides the information you have

requested, please suspend any further review of this project.
Should you have any guestion, please contact me directly. Thank you.
David

DAVID H. OHNSTAD

COUNTY ROAD SUPERVISOR
RAVALLI COUNTY, MONTANA
(406) 3636 - 2733 .

ENE N N a¥alate
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David Ohnstad

From: Renee Van Hoven

Sent:  Thursday, September 07, 2006 4:57 PM

To: Jeremy Keene

Cc: David Ohnstad; Jonathan Gass; Ryan Salisbury; Karen Mughes: Tristan Riddell: Matt §; Tom H
Subject: RE: One Horse Subdivision

Hi Jeremy,

I also thought | would summarize our phone conversation this afternoon (unfortunately it's wordier than your
version!). The issue of how to review natural drainages in general and in regards to Section 5-8-1(f) has been
brought up recently with other subdivisions. When a subdivision application is submitted that has a natural
drainage on the property, we are specifically requesting that the Road Department/Consulting Engineer review
the natural drainage against Article 8 of the Ravalli County Subdivision Reguiations, which includes Section 5-8-1
{f). This request will be included in the memo to the Road Department requesting the review of the road plans.
David Ohnstad has given verbal approval of this approach. Section 5-8-1 (f) states: “Natural drainage ways shall
be preserved except for necessary crossings in which the capacity of existing drainage ways shall be preserved.
Drainage ways shall remain clear and open and shall not be obstructed with fences, structures, etc. Lots shall be
arranged to preserve and maintain these drainage channels. Crossings shall be designed to preserve or enhance
the capacity of the drainage while concurrently preserving native vegetation.” Any propased crossings of natural
drainages should be designed to meet this section. The Planning Department is relying on the Road
Department/Consulting Engineer to review the developer's proposal against this section and make
recommendations for any mitigation, if nesded.

In the case of One Horse Estates, there is question as to whether there is a natural drainage or irrigation ditch
traversing the property. If it's a natural drainage, Section 5-8-1(f) applies. In the case of Aspen Springs, DNRC
recommended a restricted zone on the natural drainage based on a flood hazard determination, the Cansulting
Engineer concurred, and the developer met the recommendation. I'm not sure that a flood hazard determination
will be necessary for every natural drainage feature. Section 5-8-1(f) restricts develapment in natural drainages,
but it is not specific as to how the boundaries of restricted areas are to be defined or the type of development that
should not be allowed (fences, buildings, utilities, trails, etc.). We're relying on the Road Department/Consulting
Engineer for guidance on the boundaries of restricted areas and the types of development that should be
restricted.

Please keep in mind the following three definitions from Chapter 2 of the Subdivision Regulations if you choose to
use these zones in recommendations:

No Alteration Zone means an area in which the vegetation is retained in its natural condition. This does not
include noxious weed cantrol or existing tegal farming activities.

No Build Zone means an area in which no building or structure may be constructed or otherwise placed.

No Buiid/Alteration Zone means an area in which no building or structure may be constructed or otherwise
placed and the vegetation is retained in its natural condition.

Thanks,

Renee Van Hoven

Ravalli County Planning Department
215 8. 4th St., Suite F

Hamilton, MT 59840
(406)375-6530
rvanhoven@ravallicounty.mt.qov

From: Jeremy Keene [mailto:JKeene@wgmgroup.com]

10/4/2006



Oct. 25, 2006 9:4/AM

JSOHN MGBEE
SUPERINTENDENT
Ph. [408) 2T3-B751

AEBEGCA STARERT
PRINGIPAL, GR, B-12
Ph. (40B) 273-530%

EDWARD NORMAN
PRINCIPAL, GF, 8-8
Fh. {408} 273-0567

VANGE VENTHESGA
PRINCIPAL, GR, K-
P, {408) 2736741

CHRISSY HULLA
ASST, PRINCIPAL, &R, K-5
Ph. [40B) 2736741

JULIE LORENSEN
QUEINESS MANAGER
Ph. (4DE) 278-6751

_ FL'DHENCE

Nu, VIuY I £

FCS BISTKIUE OFFILE

TR . e

EXHIBIT A-2

ARLTON
: 5602 Old Hwy 83
CHOOL FCS Home Page: www.floranca.k12.mtus. Florance MT 53833
Dctober 23, 2006
Ravalli Planning Department
715 South 4™ Street; Suite F
Hamilton, MT 59840

Re: One Horse Estates

Dear Tristan Riddell:

v our letter to the Florence-Carlton School District dated October 16, 2006,
requested comments about the One Horse Estates Major Subdivision with two
variance requested. In anticipation of this and other subdivision, our district
formed a Mitigation Fee commitiee. This committee took an in depth look at the
impact subdivisions would have op our district. They used information
commonly requested by the county commissioners when reviewing subdivisions,
and information from an August 8, 2006 Immpact Fee Study completed forour
district. You will find that the district is requesting 2 fee of $10,41 g per lot, and
will file this request with the Ravalli County Planning Boerd. We also wish to
have it on record that the District wil! not provide transportation services Tor any

students who do pot Hve on county roads.
¥ you have any questions, please do not hesitate to contact me.
Sincerely,
m—/ ’
¥ [
7

ohn McGee
Superintendent

High Sthoo! FAX {408) 275-2643

6-7-B FAX [408) 273-0545 District Office FAX (406) 273-2802




EXHIBIT A-3

FLORENCE RURRL FIRE DISTRICT
IMPACT FEES

-The Florence Rural Fire District has established the
following reguirements for new purposed subdivisions within it’s
district. The requirements were established with consideration
for life safety of the residence of the district as well as the
Volunteers who are called upon to protect -the district and to
mitigate harm to the public health and envircnment.

When establishing the requirements, emphasis was given to
the Uniform Fire Code NFPAl, Articles 9 and 10, and Appendix III-
A, The Ravalli County Subdivision Regulations, The Ravalli County
Road Department standards and the 1993 Fire Protection Guidelines
for Wildland Fesidential Interface Development. These
Publicaticns and Articles establish rules for dealing with fire
apparatus access rocads, fire department  access to buildings,
water supplies for fire protection, installation and maintenance
of fire-protection systems and clearance of brush and vegptatlve
growth from roadways. L : e

Consideration was also quen to Section 23. 7. 103~ PR,
Administrative Rules of qutana, which™ is. adepted Dursuan avlek
authority of 50-3-102 (2) and 50-3-103, MCA, which lncorporates
by reference_the UFC (Uniform Fire Code) and establishes a

= R e T e e,

.mmnlmum Ilreqoxeventﬁon_codemfomwMontana'

— . _Every erfort_ has _hean, made to use. words _and phrases
consistent with the definitions given them in_ the above mentioned -
publications.

Devalopment Name: A.P. Lot 1, Blk 85, Sunnys:l.de Orchards #3

T e (37 Submlttal) T T : :
Number of Lots: 3- - S
Developar (s) Hame: ?

The Fire Department requires that all roads and bridges mest
or exceed and are maintained to, the regquirements of the Uniform
Fire Code (UFC) section 902, which reads in part:

502.2.1 Required Access. Fire apparatus shall be provided
in accordance with Sections 901 and 902.2 for every facility,
building or portion of a building hereafter constructed or moved
into or within the jurisdiction when any portion of the facility
or any portlon of an exterior wall of the first story of the.

- building is located more than 150 feet (45720 Hmﬂ fro
apparatus access as measured by an approved “route” arouna “The -
extericr of the building or facility..




TYCEPTIONS: 1. When buildings are completely protected with
an approved automatic sprinkler system, the provisions of
Gections 902.2.1 and 902.2.2 may be modliled py the chief.

502.2.2.1 Dimensions. Fire apparatus acCess roads shall
have an uriocbstructed width of not less thdn 20 feet (6026 mm) and

an uncobstructad vyertical clearance of not less than 13 feet 6
inches (4115 mm) ...

502.2.2.2. Burface. rire apparatis access roads shall be
designed and maintained to support the imposed lcads of fire
apparatus and shall be prov1ded with a surface 50 as to provide
a1l-weather driving oapabllltles
902.2.2. I Gvade The gradlent for a fire apparatus access
road shall not eyceed the maylmum approved by the chief.’ {The“
chief accepts the Resolutlon approved by.the’ ‘Board “of County
Commissioners of Ravalli county. The’ Resolution sets the Maximum
_aoceptable road grade. for acceptance for a road Dy the. County for o
dedloatlon and malntenance at 51? peroent (6%) } U . L

- P - [ =

Kmlle not all parts of the UFC Sactﬂon 902 are llstad above,
it is the responsibility: of the Subdivision Developer to
LT ~const:uct znd, ma;neaig;all'fire apparetus Mocens roads : to;CUmply_l
T with all a;oeofe offﬁhé UEC a_nd Ravall:t. County Standa*ds.""'

‘SPECIFIC REQUIREMENTS 5

The fire district Lequlres that “211 1o (pre
requllements of UFC 20 4-
jt”mporary or permanent addﬂ” - € _
AGd npom becupancy With e ipe manent address sosted Ay aocordance”
with the above UFC. It appears that “the access LO all lots will
he adegquate 1f built as submitted.

mLSQS) meet the -
5 with a

~ - . WRTER SUFPFLI REQUIREMENTS =: - ; S o

T The water supply requlred by the Unlform rire Code for one
Swoeor two famlly dwellings, not exceeding 3600 square feet, requlres-'
s i g Elow ‘Zate of 1000 G.P-. ™. ,The codé " does ‘not spaCLfy ther [T e
duratlon of flow foxr oOne. and two Family’ "dwelllings, - howeve= £
'F:re PIOtECthH Guide -lines for. Wlldland Resldentlal Int
ment and the Ravalll County blelSlOn Regdlatlons
t water eupply 50 gd fisich




The Florence Rural Fire District currently has an IS0 Class
7 Residentiaz)] rating which requires a water flow of 200 gallons

per minute for a duration of 20 minutes or a total flow of 4000
gallons per residence,

Considering the above informaticn the Fire Dis trict will
accept a water supply of 1000 galleons per minute or 2500 gallons
per lot of stored water. The water cupply installation, uplkesp
and maintenance will he the responsibility of the qubd1v1elon.

The Fire District realizes the financial burden of
installing and maintaining a water supply and oz storage tanks
capable of providing the required water flows and is willing to
accept a payment of $500.00 (Five Hundred Dollars and no/100) per
lot, in lieu of the water supply required by ths UF The Fire
District is willing to gccept half of the. Ppayment upon approval . ST
of the Subdivision and the remaining half upon closing of each '

..The "Fire DTStrlCt will thed upon its e1=Ft1v~ Enrehage fire

2 1. ﬁiﬂﬁ'bﬂlIﬂ*ﬂg“ re CO plet_ly ProLECTE with
an approved automatic sprinkler cystﬂn, the zbove 1iy tad wzter
- 'supply and payment schedule. may be duced.by S0%. .

.ﬁubd1V¢51on Covenants must Statp Lhat *rl1l reﬂlaenc s.coneructed

l:w1thﬂn_th~ subdivisiod” ba LOK@ﬂBt;ly p ot Pct d #1than

au;omatlc 5Dr1nPler_ﬂvsL@m

ébpfovﬁd *If aL any t_me-any o3 1dpqpe 15-; 1lt.m 
approvﬁd Qprln}ler system within the ?ubdlyLSﬂon;
3"be SUbJECt‘tO an additiopal '




Application Packet Checllisl oo GASubdivision F

1

(1 )Unles-s; iive land division is excluded from review imder 76-4-125(2), the subdivider shall suhmit to the information listed below for

proposed subdivisions that will include new water supply or wastewater facilities.

i

Provide two copies oi lhe following information with 2 check paid 1o RCEHD for their $50.00 sufficiency review fee.

{aWVicinity Map or Plan
(i} The location, within 100 feet ouiside of the exterior property 1 :
line of the subdivision and on the proposed lots, of: :
() flond plains

\ ‘g (B) surface water features \
|

(C) springs \

(D) imigation ditches ‘

(E) existing, previously approved, and, for parcels less than
20 acres, proposed water wells and wastewater treatment
systems

(F) for parcels less than 20 mcres, mixing zones identified
as provided in subsection (1)(@) :
(G) the representative dranfield site used for the soii profile
description as required under subsection {1){d) '
{ii) The location, within 500 feet outside of the exterior property ~

o ——

- : line of the subdivision, af public waier anid sewer faciliies

(b) A description of the proposed supdivision's water supply
systems;, storm water systems, solid waste disposal systems,
and wastewater treatment systems, including whether the water

e supply and wasiewater freatment systems are individual, shared,
multiple user, or public as those systerns are defined in rules
published by DEQ.

fhan 1"-= 200" that shows ali information required for a lot iayout

- (c} A drawing of the conceptual lot Jayout ai & scale no smaller
e
document in rules adopted by the DEQ pursuant fo 76-4-1 04,

RECEIVED

JUN 0B 7006,
(060l =887

Ravalii County Planning Dept.




Application FPacket Checklist

G:ASubdivision Review 101 attachmentsiehd suff chklst 051108 draft

o]

(d) Evidence of suitability for new onsite wastewator treatment
systems that, at a minimum, inciudes:

(i) A sail profie description from a representative drainfield site
identified on the vicinity map, as provided in subsectian
(1Xa)()(G), that complies with standards pubiished by DEQ.

(i} Demonstration that the soil profile contains a minimum of 4
feet of vertical separation distance betwesn the battom of the
permeable surface of the proposed wastewater freatment
system and a limiting layer,

A\

(itf) In cases in which the soil profile or other information
indlicates that ground water is within 7 feet of the natural ground
surface, evidence that the ground water will not exceed the

minimum vertical separation distance provided in subsection
(i)

{e) For new water supply systems, unless cisterns are
proposed, evidence of adequate water availability:

(i} obtained from well logs or tesling of onsite or nearby wels;

(i) obtained from information contained in published
hydrageclogical reports; OR

(iii) as otherwise specified by rules adopted by DEQ pursuant to
76-4-104;

NANAYENEN

() Evidence of sufficient water quality in accordance with rules
adopted by DEQ pursuant to 76-4-104;

\

(9) A preliminary analysis of potential impacts to ground water
quality from new wastewater treatment systems, using as
guidance rules adopted by the board of environmental review
pursuant fo 75-5-301 and 75-5-303 retfated to standard mixing zones
for ground water, source specific mixing zones, and nonsignificant
changes in water quality.

The preliminary analysis may be based on currently
available information and must consider the effects of
ovariapping mixing zones from proposed and existing
wastewaler freatment systems within and directly
adjacent fo the subdivision. Instead of performing the
preliminary analysis required under this subsection
(1}(g), the subdivider may perform 2 complete
nondegradation analysis in the same manner as is
require for an application that is reviewed under Title

78, chapter 4.

e

Page 2




EXHIBIT A-5

| September 29,2006

Marne Martin

Richard Martin

330 Martin Lane
Florence, Montana 59833

Marne and Richard:

On Thursday September 28, 2006 I met wifh Richard Martin on the West Side of Hy 03
at proposed subdivision site. We drove up to the West fence line where the Martin (Townsend
ditch) comes along the Martin properties and drops down a wooded draw. This draw connects

with One Florse Creek further down the property.

After reviewing the Water Resources Survey ( green book) and this on site visit, I consider this a
ditch until it connects with One Horse Creek. .1 have enclosed page 31 of Water Resources

Survey showing Townsend ditch.

iz

Tom Ruffatio
Ritterroot Conservation Supervisor
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EXHIBIT A-6

Tristan Riddell

From: Steinle, Allan E NWO [Allan.E.Steinle@nwo 02.usace.arnmy.mill
- Sent: Thursday, October 26, 2006 4:08 PM :
* To: Tristan Riddell

Subject: RE: Agency Comment - One Horse Estates

Trisian,

- We will provide a written response, but most of our project managers are out of the office right now, so probably
wen't hit your office for & couple of weeks, What we will say is the developsr should hire a consultant to do an
inventory of waters that are potentially jurisdictional under the Clean Water Act, to include delineating wetland
boundaries. Based on the information you shared in this e-mai, it is likely that this channel is subject to
reguiation. The developer should not assume he will receive a permit to bury this channel in a pibe,

2nd understend that if we do issue a permit, it will likely require a compensatory mitigation requirement, | could
be more definitive if we had the inventory/delineation referenced above. Hope this helps for now.

Ailan Steinle
Montana Regulatory Office
Corps of Engineers

(406) 441-1375

From: Tristan Riddell [maiito:tridd_e!]@ravallicounty.mt.gov]
Sent: Thursday, October 26, 2006 3:11 PM

To: Steinle, Allan E NWO

Subject: Agency Comment - One Horse Estates

Allan,

Karen Hughes (Ravalli County Planning Director) has worked with you hefore and recommended | contact you
regarding the referenced subdivision. Roughly two weeks ago | sent (via regular mail) a notification requesting
comment on the proposed One Horse Estates subdivision. Since then, | have come to realize that you may not
have received enough refevant information to make any significant comments. Aftached you will find an aerial
photo, on-site photographs, and a reduced copy of the preliminary plat. The issue in question is whether, what
staff has determined to be a natural drainage, wouid require the developer to obtain 2 404 permit prior to any
aterations. The developer has stated that the “natural drainage” is @ ditch, and has proposed to pipe it the entire
stretch of the property. The proposat is to pipe the drainage using a 24" pipe. The existing vegetatich wouid be
removed during the installation of the pipe. The developer has also stated that a swale would be created above
the pipe so that additional surface flow could continue in a natural state. Staff was also wondering if you consider
the natural drainage feature to be “iurisdictional wetlands” and how this would effect the proposal. Any
comments you could supply would be greatly appreciated.

Thank you,

Tristan Riddell

Ravalli County Plapning Departiment
215§, 4t Srreet, Suite F '
Hamilton, MT 59840

phone (406) 375-6530

fax (406) 375-6531
triddell@ravallicounty.mt.gov
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October 26, 2006 EXHIBIT A"7
Tristan Riddell

Ravalli Co. Planning Dept.

215 South 4" ST; Suite F

Hamilton, MT 59840

RE: Proposed One Horse Estates Subdivision
Dear Ravalli Co. Planning Dept:
Thanks for the opportunity to comment on the above mentioned subdivision.

The information provided indicates that the proposed water supply for this 79 lot
subdivision is groundwater from individual wells for each of the lots. This proposal for
water supply is not in conflict with the Montana Water Use Act. Groundwater sources
with a combined appropriation of a flow rate of 35 gallons per minute or less and an
armual volume of 10 acre feet or less are exempt from water right permit requirements.
Under current regulations, wells must be.physically manifold into the same system to be
considered as a combined appropriation. Water i ght filing requirements for these non-
manifold lower flow rate & volume wells is satisfied with a Notice of Completion of
Groundwater Development filed by the landowner with this office within 60 days of well
completion and beneficial use of the water.

As stated above, the proposal for individual wells is not in conflict with the Montana
Water Use Act. However, it may be prudent to consider a community water system for a
subdivision of this density and number of lots. A community water system offers some
advantages over the individual well scenario proposed.

o A community water system would require the developer to go through the water
right permit process. This process requires aquifer testing and analysis and public
notice to surrounding water right holders, who would have the opportunity to
object to the new water right if they felt they would be adversely affected. With
wells that meet the permit exemption there is no public notice process, even

. though the curiulative. effect. on-the aquifer of.all the individual wells will likely
7 be similar t6' a community system well, “Senior water right holders are ot *++
s plotected e e enn v
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o The community system would offer less opportunity for groundwater
contamination due to fewer “holes in the aguifer” and better w ellhead protection
afforded by a community systen.

o Given the lot size, wells will be drilled in close proximity 1o each other. At this
distance the wells conld interfere with each other, depending on pumping rates
and aqguifer characteristics. This may result in conflict between nel ghbors.
Limiting the amount of allowable area in lawn and garden, requiring sprinkier
systems, and a schedule (limits) for irrigation may rednce the potential for
conflict.

o A community system would be subject to periodic water quality testing, offering
assurances to the residents that their water supply meets drinking water standards.
There are no testing requirements that 1 am aware of for single-family wells.

Records indicate that the proposed enbdivision area is included in the plai:e of use for
irrigation water right(s). The requirements of 76-3-504(i) MCA must be met. To
paraphrase, this statate requires a water use agreement administered throngh a single
entity; or, reguires the surface water rights to be reserved and severed.

Tt is Tecommended that before Variance #2 is granted the developer provide sufficient
information to demonsirate that the alteration of the natural drainage will not adversely
affect adjacent landowners. It1s also recommended that the developer identify how any
fiows generated by the natural drainage will be routed and where they will be routed.

If you have any questions or comments, T can be reached at 721-4284 or e-mmail at
bischultz @mt.g0ov.

Sincerely,

Bill Schultz .
Regional Manager
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October 20, 2006

- EXHIBIT A-8
Tristan Riddell, Plannmer I

Ravalli County Planning
215 South 4™ Street; Suite F
Hamilton, MT 59840

Subject: One Horse Estates - Florence

Tristan, thanks for writing the Montana Department of Transportation (MDT) regarding
the proposed 79-lot major subdivision “One Horse Estates”. The proposed subdivision is
located adjacent to US Highway 93 South, just south of Florence in Ravalli County.

The proposed development is within a 5-lane permissive area along the highway. The
subdrvision will utilize 3 access locations along the highway. Each access is designated
private-residential & commercial by deed and right-of-way agreement.

MDT is currently working with the developer to complete our internal review process for
this subdivision. Upon completion of our review, MDT will issue nsw approach permits
for the use of the proposed subdivision. These permits will supplement the existing
deeds and right-of-way agreements.

Should you have any further questions, please give me a call at (406) 523-5800.
§mce1-eiy,
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Glen Cameron
Missoula District Traffic Engineer

copies: Dwane Kailey, Missoula District Administrator
Doug Moeller, Missoula Area Maintenance Chief
Ed Ereth, SIAP Supervisor

An Equal Oppartunity Employer
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